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|. INTRODUCTION 


Purpose of Housing Elements 


Each city and county in California must plan for the housing needs of all 
economic segments of its population. These needs must be balanced with land-use, 
environmental and other goals set forth in the other General Plan elements. Article 
10.6 of the Government Code sets forth the State's requirements for a housing 
element (one of the nine mandatory elements of a community's general plan). The 
substantive requirements of a housing element (Section 65583) are: 

* Identification and analysis of existing and projected housing needs; 

* Inventory of resources and constraints to meeting identified needs; 

* Statement of goals, policies and quantified objectives; and 

* Scheduled programs for the preservation, improvement and development 


of housing. 


The law also sets up procedures for the preparation and adoption of a housing 
element. Local governments must "make a diligent effort" to involve all economic 
segments of its population in developing the housing element. Each city and county 
must adopt an element which conforms with State law (Section 65583) or the 1977 
Housing Guidelines on or before October |, 1981 cf and must update their elements at 
least every five years. The first revision must be completed by January |, 1985. The 
State Department of Housing and Community Development (HCD) will review all 
draft housing elements. Although HCD's comments are advisory, they must be 


considered by local officials prior to adopting the housing element. 


This revised Housing Element addresses all the requirements of State law, 
including relevant legislation enacted subsequent to adoption of the City's 1980 
housing element. In addition, the Housing Element utilizes population, housing and 


employment data from the 1980 Federal Census and projections from current 


| Brisbane's 1980 Housing Element conforms with the !977 guidelines. 
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regional studies. | The Association of Bay Area Governments! (ABAG) existing and 
projected housing needs determination“ is reflected, as well as current City attitudes 


and opportunities related to housing. 


Community Housing Issues 


The primary challenge of the Housing Element is to balance local housing needs 
with the need to guide new growth in order to protect the environmental and social 
qualities of Brisbane. The challenge is intensified by Brisbane's limited availability 
of suitable land for housing and the community's desire to maintain a cohesive, 


small-town residential character. 


What incentives, subsidies or regulations can the City devise to facilitate the 
provision of affordable housing? How much new housing can the City 
accommodate? Where can new housing be built and what will be the impact? What 
should be the City's policy concerning condominum developments? How can the City 
meet existing housing needs created by sub-standard structures, overcrowded 
conditions and special household needs? What should be the character of new housing 
that is built in the City? The Housing Element includes analysis of these and other 


issues. 


Questions to be considered in the Housing Element are: 

|. Where can the City accommodate additional residential units? 

2. Can the City's present service systems (water, sewer, frattic, 
circulation, schools, civic facilities, etc.) handle the anticipated 
population growth? 

3. What would be the effect of population growth on Brisbane's social, 
fiscal, and physical resources? 

How many new residential units should be developed each year? 


5. What can the City do to facilitate construction of needed low and 


| Projections 83, Forecasts for the San Francisco Bay Area, ABAG, June 


1983; Preliminary Economic and Demographic Projections, ABAG, March 
1985. 


2 Housing Needs Determination, San Francisco Bay Region, ABAG, July 1983. 
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moderate income housing? 
How can property owners upgrade sub-standard homes? 
How can the City address the housing needs of the elderly, the 


handicapped, single parents, and others with special needs? 


Consistency with Other General Plan Elements 


State law requires that the goals and policies of all General Plan elements be 
consistent and mutually supportive. The revised Housing Element supports the 
current General Plan's goal of maintaining a diversified economic base by providing 
for housing needs created by anticipated industrial and commercial development. By 
being sensitive to the impact of growth on central Brisbane, the element is in accord 
with the community's desire to retain the character of the existing community. The 
revised Element also seeks to balance housing goals with other non-housing concerns 


by regulating the style, location and impacts of new housing developments. 


Updated housing policies and action programs are based upon the |980 General 
Plan policies, with revisions to address current State laws and local concerns. Action 
programs are more detailed than policies by identifying funding sources, responsible 
agencies and time schedules. Recommended land use changes will be considered 
when the General Plan's Land Use Element is reviewed in 1985. Significant policy 


changes are summarized below. 


Significant Changes from the |980 General Plan Housing Element 


|. Impact Fees (See Page 42) 
1980 General Plan Policy: None 
Change: Implement a program of impact fees to offset the costs of new 


development. 


2. Growth-Staging (See Page 43) 
1980 General Plan Policy: None 


Change: Manage the rate and location of growth in order to avoid the 
impacts of too rapid development and reserve available growth capacity for 


a broad range of housing needs. 
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Sites East of San Bruno Avenue (See Page 55) 

1980 General Plan Land Use: Residential (0-2 dwelling units per acre; higher 
density with density transfer) 

Current Zoning: R-|, 20,000 

Change: Residential (0-2 dwelling units per acre; higher density with density 


transfer and provision of affordable housing) 


Motel/Trailer Park Site on Old County Road (See Page 59) 
1980 General Plan Land Use: Commercial/Retail/Office 
Current Zoning: Retail Business and Multiple Residential 


Change: Multiple Residential or Civic Center/Senior Residential 


Lands Fronting on Bayshore Boulevard South of Old County Road 
(See Page 58) 


1980 General Plan Land Use: Commercial/Retail Office 
Current Zoning: Highway Commercial 


Change: Residential (4 to 12 units per acre) 


Inclusionary Zoning (See Page 66) 

1980 General Plan Policy: 10% of all new residential developments of ten or 
more units affordable to low income people: 20% of housing units in 
Northeast Ridge for low and moderate income people and 5% for 
handicapped. 

Change: Where feasible, a portion of all new residential developments of ten 
or more units should be affordable to low and moderate income households 


and a portion should be rentals. 


Density Bonus (See Page 67) 

1980 General Plan Policy: None 

Change: The City must grant a request for a density bonus of 25% (or other 
development incentive) for projects of five or more units that provide at 
least 25% of the total units for persons of low or moderate incomes, or at 


least 10% for lower income households. 
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8. Overlay Zones (See Page 84) 
1980 General Plan Policy: None 
Change: Adopt zoning amendments to regulate the use of environmentally 


sensitive or hazardous lands. 


9. Transferable Development Rights (See Page 66 & 85) 
1980 General Plan Policy: Encourage density transfers in Brisbane Acres in 
order to preserve open space and compensate property owners who hold 
undevelopable lands. 
Change: Expand the density receiving areas beyond the Acres to the rest of 


the City in order to increase the demand for transfers. 


Public Participation 


Efforts to involve the public in the update of Brisbane's Housing Element 
included distribution of the draft Element for public and agency review, and 
providing opportunities for written response and oral testimony at the public 
hearing(s). The availability of copies of the draft element and public hearings was 
advertised in the local newspaper and announcements sent to all known interested 


persons. 
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Il. COMMUNITY CHARACTERISTICS 


Population Characteristics 


Brisbane is a small city of 3,034 persons. | 


The 1980 population was 2,969. In 
contrast to county and regional growth of 5% and 10% during the 1970's, Brisbane's 
population decreased by 1%. Since 1980, the City has grown at a modest pace of 
1.5%, bringing the average annual rate of population growth to less than 0.5% 
between 1970 and 1985. This nearly stable population has helped create a stable and 
socially integrated community. This is in marked contrast to many Bay Area and 
California cities that are experiencing rapid population growth with its attendent 


social, fiscal and environmental impacts. 


In spite of this apparent stability, when data from the 1980 U.S. Census is 
compared with !970 Census data, it reveals some rather significant changes taking 
place in the type of people who live in Brisbane. These comparisons are summarized 
in the following table. While the population has remained relatively constant, 
growing from 3,003 to 3,200 since 1970, changes within the population were 
significant. The median age has increased. Fewer people over |5 were married in 
1980 compared to 1970. A higher percentage of both men and women are in the 
workforce. White collar occupations now make up nearly 62% of all jobs in 1980 
compared to around 50% in 1970. Blue collar jobs have declined from 37% in 1970 to 
about 27% in 1980. The most marked changes over the decade, however, appear in 
education levels and per capita income. The number who had completed at least four 
years of college more than tripled over the decade. Moreover, per capita income, 
once well below the county average, now is higher than the county average. As a 


result, real per capita income, in 1979 dollars, has grown 68%. 


According to projections made by ABAG, the population is not expected to 
grow at the slow pace that has characterized the City in the past. In fact, the 
population is projected to grow by 28% between !980 and 1990, and by 67% between 
1980 and 2000. 


| State Department of Finance, 1984 certified population. 
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Summary of Changing Community Characteristics 


1970 1980 

Population 3,003 2.767 

Median Age 29.4 years 33.6 years 

Married 62.5% 45.6% 

Men in Workforce 79.6% 84.0% 

Women in Workforce 48.9% 64.4% 

White Collar Workers as Share of Workforce 49.4% 61.9% 

Blue Collar Workers as Share of Workforce 37% 26.9% 
Education 

Less than 4 years high school 50.8% 26.6% 

| or more years of college 16.9% 36.7% 

4 years or more of college 6% 16% 

Per Capita Income (1979 dollars) $7,419 $10,929 

Average Household Size 2.66 2.18 


This population projection is based on certain assumptions. For example, 
ABAG uses local land use policies to distribute projected growth in the County. Asa 
result, the projected growth rate is based on the maximum amount of housing that 
could be built under the 1980 General Plan. As will be discussed below, there is a 
need to reconsider the maximum allowable development in the City because of new 
information that has become available since the preparation of the 1980 General 
Plan. Any reduction or increase in the maximum allowable buildout or the annual 
rate of growth would lower or increase these population projections by altering the 


land use policies on which they are partly based. 


This housing element presents a growth staging system that stages the annual 
rate of growth according to the fiscal, social and environmental carrying capacity of 
the City. The average annual rate of population growth projected under the growth 
staging system would be about 2%. This projection does not include any exceptions 
to the annual base rate that are possible under the system. This rate is about | 1/2% 
less on an annual basis than the ABAG projection, but about |/2% faster than the 


City has recently experienced. 


The following table presents this range of population growth scenarios. Since 


the ABAG projected need for housing is dependent on the projected rate of 


os 


tect curl ee Gib. Aa ° bSbna ay hy 
i Bbploaiete |sudi iets o: 2si=) 
9 pe uM; nition fae) Baend cf «- 
he get ay fs =m ‘st Vals Ley) oes 


ve adi /e hnsenablowst Swe ls. et) 


ss Brite io Brena = S23 i ID 


i” . _ - As us tah iWon Yar) 


; : a 
i oe -. 


ae 


Cae priipets haceg POTTY 
Sem. cor tS doa? Sit 


mt fel sits ~otexty ae oS 


it a estes anit tet J Heh ce LA) iL 


an 


“seivansse at elite aistvelGn G 1@ enna H(t OTe 
botoxte * : Pa “ne mab, we PT] v iver | 


i 4 


=. stterings ry: “AT ony 4 Sear nr: 
- mbit i cit errant, owl: pf, capes oy 


vn ? ites ued WE Fo Shores 


a weLotd 10 SES, ey? Miri) 


Sirin' 


rsof 
a 


Table | 
Population Growth 


Historical Projected Percentage change 
1970 1980 1985 1990 2000 70-80 80-90 80-2000 
Brisbane 
ABAG: 3,003 2,969 3,200 3,800 | 4,950 | -1% 428%  +67% 
Growth Staging: 3,003 2,969 3,200 3,544 4,184 -1% +19% +40% 
Recent Trend: 3,003 2,969 3,200 3,447 4,000 -1%  +16% +35% 
coo County 557,361 587,329 610,150 618,100 ! 626,200 | 15% = 45% 4.7% 
Region 4,558,200 5,179,784 5,536,100 5,823,450 | 6,324,750 | +14%  +12%  +22% 


| Preliminary Economic and Demographic Projections, ABAG, March 1985. 
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population growth, a change in the annual rate of growth, coupled with a lower rate 


of household formation, would alter the projected need for new housing. 


Brisbane is homogeneous in terms of racial make-up. 89% of the population is 
white, nearly 4% is Asian or Pacific Islander, less than 1% is black, 12% consider 


themselves Hispanic and 6% are of other racial backgrounds. 


Brisbane's population is aging; the number of residents age 65 or older is 
growing. There was a significant decrease (by almost 9%) in the number of children 
between 1970 and 1980. Brisbane is similar in age distribution to the County, 
particularly among children and the elderly. Twenty year forecasts for the Bay Area 
show a continuing increase in the proportions of middle-age and elderly people (45-64 
| 


and 65+, respectively), and a leveling off in the numbers of children and teenagers. 


Table 2 
Age Distribution 
Age 1970 %of Total 1980 %of Total 
0-4 Zoo 8.5% L738 5.8% 
S=13 47 | 15.7% 284 9.6% 
14-17 169 5.6% 144 4.9% 
18 - 24 347 11.6% 300 10.1% 
25 - 44 817 272% | ,088 36.6% 
45-59 569 18.9% 520 17.5% 
60 - 64 143 4.8% 145 4.9% 
Population 3,003 100% 2,969 100% 
Median Age 29.4 33.6 


Average household size in Brisbane has decreased since 19/0, from 2.66 to 2.18 
persons. By the year 2000, if the trend continues the average Brisbane dwelling is 
projected to house |.86 people, even less than the projected County average of 


2.29.! The assumption that this trend will continue is being questioned by planning 


| Projections 83, Forecasts for the San Francisco Bay Area, ABAG, June 1983. 
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professionals.’ There is no certainty at this time that the trend will continue and 
this uncertainty only gets larger as projections are made farther into the future. 
ABAG has recently revised its projected household formation rates downward to 
reflect its recent recognition that average household size is not falling as quickly as 
previously projected. This is believed to be caused, in part, by the high cost of 
housing that is encouraging more sharing of units by relatives and housemates.° It is 
perhaps more realistic to project a range of probable household sizes in the coming 
decade. As the average household size gets smaller, the projected need for housing 
units gets larger, the needs projected in this Element assume a "worst case" scenario 
of 2.05 persons per unit in 1990. The number of needed units will be lower to the 


extent that the projections for family size are found to be too low. 


Table 3 


Household Size 


Average number of 


Persons per Household 1970 1980 1990 2000 
Brisbane 2.66 2.18 2.05-2.12 1.86-1.96 
San Mateo County Zeal 2.58 2.42 Aad) 


The composition of Brisbane households also is changing. In 1970, 60% of the 
4 


households were "married couple families," over half of which had children.” In 
1980, only 40% of the households were married couple families, less than half with 
children. There has been a substantial increase in the number of adults who have 
remained single or are divorced. The number of single parent households, most of 


which are headed by single mothers, has also grown.> 


! Mr. Lawrence Livingston, Jr., Principal, Livingston and Associates, City and 
Regional Planners, Sausalito, California, comment on draft. 


Preliminary Economic and Demographic Projections, ABAG, March 1985. 
Dr. Raymond Brady, ABAG, Personal Communication, March 1985. 


1980 Census. 
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Table 4 
Households by Size (1980) 


Persons per Household Number of Households Percentage of Total 
| person households 504 37% 
2 person households 457 34% 
3 person households 172 13% 
4 person households 152 11% 
5 person households 54 4% 
6 or more person households i 1% 
Total 1,348 * 100% 


*Figure does not equal reported total occupied households: 1,362. 


Table 5 
Marital Status (1980) 
Status Total % of Total Male Female 
Single 724 29% 440 284 
Married (not separated) 1,136 46% 569 567 
Separated 60 2% 35 25 
Widowed 185 7% 38 147 
Divorced 378 15% Wee 199 
Total Persons aged |5+ 2,483 99% 1,261 12222 
Table 6 
Living Arrangements (1980) 
Household Type Total (% of Total) 
One Person Household 502 37% 
Married Couple Families 553 41% 
With Children (243) 
Single-Headed Household 167 12% 
With Children (113) 
Other Household Types 140 10% 
Total Households 1,362 * 100% 


*Based upon 100% count, 1980 Census. 
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Table 7 
Household Growth 


Historical Projected 
1970 1980 1985 1990! 20002 
1,129 | 362 1,480 | 820 2,530 
190,640 225,201 233,800 244,500 262,010 
1,438,800 1,971,000 2,084,310 —2,229,000 _—«2, 528,390 


Preliminary Economic and Demographic Projections, ABAG, March 1985. 


Ibid. 


Percentage change 


70-80 80-90 80-2000 
+21% +34% +86% 
+18% +9% +16% 
+37% +13% +28% 


“4 
*j 
oy leacy? 

K is 

yt Sp 
pret: 

phil 


OSs, 
oes 


Git #80,3 


ae 

¥ 
cil 
Ae 
kau 


A study of Brisbane's demographic projections is important in planning for the 
community's housing needs: to anticipate the total number of needed units and to 
foresee the size and type of housing needed. Taking the ABAG projections as a 
"worst case" scenario, a population increase of 67% between 1980 and 2000, coupled 
with projected decreasing household size, would mean a doubling in the number of 
housing units in Brisbane. This compares to an anticipated 16% increase in new units 
in the County. | These figures would be adjusted downward if the population grows 
more slowly and if the average household size declines more slowly than the ABAG 


projections, as noted above. 


Employment 


More Brisbane residents, particularly women, were employed in 1980 than in 
1970: 84% of the males and 64% of the females over |6 years of age are part of the 
labor force, either employed or seeking employment.2 This compares to 80% and 
49%, respectively, in 1970.3 


Table 8 
Employment Status 
Population 1970 % of Total 1980 % of Total 

Males, 16 or over 1,101 100% 1,212 100% 
In Labor Force 876 80% 1,019 84% 
Employed 837 94% 956 94% 
Unemployed 39 6% 63 6% 
Females, 16 or over 1,091 100% ipzeu 100% 
In Labor Force D355 49% 786 64% 
Employed 519 98% 756 96% 
Unemployed 14 2% 30 4% 


| Projections 83, ABAG, June 1983 
2 1980 Census. 
3 Ibid. 


The occupational mix of Brisbane's labor force is also changing: in 1980, 62% 
of the workers were in "white collar" jobs (executive, administrative, managerial, 
technical, sales, etc.), up from 47% in 1970. The proportion of "blue collar" workers 
(craftsmen, operatives, laborers, etc.) has decreased from 37% to 27%. Service and 


farm workers make up the remainder of the employed population. ! 


Table 9 
Occupation 
Occupation HILO) % of Total 1980 % of Total 
Employed, |6 and over 1,356 100% b7b2 100% 
"White collar" 670 49% 1,060 62% 
"Blue collar" 502 37% 460 27% 
Service 178 13% 154 9% 
Farm Workers 6 1% 38 2.2% 


The shift toward "white collar" professions corresponds with an increase in 
educational levels in Brisbane. Over one-third of adults have at least some college 


education. About one-fourth have not completed high school. 


Table 10 
Education 
Years of School Completed EAS % of Total 1980 % of Total 
Total population age 25+ 1,766 100% 2,049 100% 
Less than 4 years high school 898 51% 545 27% 
High school, 4 years 5/0 32% 750 37% 
College, |-3 years 198 11% 426 21% 
College, 4+ years 100 6% 328 16% 


Employment projections for Brisbane and the entire Bay Area are important in 
considering the City's future housing needs. ABAG projects a 46% increase in the 
number of jobs in Brisbane by the year 2000 from 4,800 in 1985 to 7,000 in 2000. 


| 1980 Census. 
2 Ibid. 
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This local growth is expected as a part of an annual growth of 57,146 jobs throughout 
the region. The number of persons in the region's labor force is expected to grow 
(2% annually), | largely due to immigration and a growing female labor force. The 
growth in number of jobs and labor force is greater than that experienced between 
1960 and 1980, when jobs grew by 56,000 annually and the regional labor force 
expanded by almost 80%.2 


Income Levels 


Real income, adjusted for inflation, has risen for most Brisbane residents over 
the last ten years. Per capita income (i.e., all income earned by residents divided by 
the total population) was $10,929 in 1979, an increase of almost 50% since 1969. 
Median family income has also increased, from $21,060 to $25,000 (in 1979 
dollars).3 Per capita and household incomes are expected to continue to rise 


throughout the region." 


Table || 

Income? 
1969 1979 
Median Family Income S$ 10,768 $ 25,000 
In 1979 dollars $ 21,068 S$ 25,000 
Median Household Income N/A $ 19,618 
Per Capita Income $ 3,794 S$ 10,929 
In 1979 dollars SIAN $310,922 
Families Below Poverty Status Level 56 0 


In identifying regional housing needs for all income levels, ABAG has 


categorized Brisbane's households according to very low, low, moderate and above 


| Preliminary Economic Projections, ABAG, March 1985. 
Projections 83, ABAG, June 1983. 


U.S. Census, 1980. 
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Projections 83, ABAG, June 1983. 
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moderate income. These categories are set forth in the California Administrative 
Code as used by the State Department of Housing and Community Development 
(HCD), and are based largely upon the U.S. Department of Housing and Urban 
Development (HUD) income groupings to determine eligibility for Federal housing 
assistance. Income categories are based upon a four person household. A very low 
income household has an income of up to 50% of the median income for the region. | 
A low income household has 5! to 80% of the median regional income. A moderate 
income household has 81 to 120% of the median regional income. A household with 
an income greater than 120% of the median regional income is considered above 
moderate” Brisbane's median household income was $19,618 in 1980; the County's 
was $23,175.3 


Table 12 
Households by Income Levels (1980) 
Income Levels Very Low Low Moderate Above Moderate Total 
Annual Income! Up to $10,305- $16,487- Above 
$10,304 $16,486 $24,728 $24,728 
Total Households” 304 263 304 512 | ,3838 
% of Households 22% 19% 22% 37% 100% 
% of County® 17% 16% 21% 46% 100% 
% of Region’ 23% 16% 21% 40% 100% 


| Median income for the region is $20,607; 1980 Census. 

Housing Needs Determinations, San Francisco Bay Region, ABAG, July 1983. 
1980 Census. 

California Administrative Code. 


Housing Needs Determinations, San Francisco Bay Region, ABAG, July Leos, 
Ibid. 
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7 ‘Ibid: 


8 Total households based on sample count, 1980 Census. 
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Brisbane's income distribution approximates that of San Mateo County and the 
San Francisco Bay Region, although Brisbane has slightly more very low, low, and 
moderate income households. There are no families in Brisbane with incomes below 


the poverty level. 


Housing Characteristics 


Type and Occupancy of Housing Stock 


The majority of residences in Brisbane are single family homes: 73% of the 
total units in 1980, compared to 77% in 1970. Multi-family units make up 23% of the 


housing stock, almost two-thirds of which are in complexes of nine or fewer units. 


The remaining 4% are mobile homes.” 
Table 13 
Housing Type 
Type Units % of Total 
Single Family 1,026 73 
Multi-Family 324 23 
1-9 units 203 14 
10 or more units 12] 2 
Mobile Homes 5D) 4 
Total 1,404 100% 
Table 14 
Occupancy by Population 
Total Population Renters % of Total Owner-Occupants % of Total 
2,769 092 37% bo77 63% 


| 1980 Census. 
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Table 15 
Occupancy by Household Type 


Type # Units % of Total 
Owner-occupied 784 58% 
Renter-occupied 578 42% 
Total 1,362 100% 


Vacancy Rate 


Vacancy rate is a measure of the number of vacant units available for 
occupancy. The overall vacancy rate for Brisbane was 3.1% in 1980 compared to 
3.3% in the County.” This means that 3.1% of the available year-round units are 
vacant and either for rent or for sale. This includes |7 units that are held for 


3 


occasional use or are otherwise vacant. 


The vacancy rate for rentals is higher than that of owner-occupied units (3.3 
and 0.9%, respectively). This indicates a greater availability of rental units than 
units for sale. Vacancy rates for one and three bedroom units show a relatively 
healthy availability, less so for two bedroom units. No studio or four-plus bedroom 


4 


units were reported vacant and available. 


The Association of Bay Area Governments (ABAG) suggests 4.5% as an optimal 
vacancy rate for the San Francisco Bay Area. This would provide for normal 
turnover and would maintain an adequate choice of housing type, size and price range 
to fulfill a community's needs. Brisbane's vacancy rate is below the regional optimal 
level. The addition of 20 units, to the City's housing supply, for a total of 63 vacant 


and available units would bring the rate up to 4.5%. 


| For purposes of this report, condominiums are considered as owner-occupied 
units. 


2 1980 Census. 
3. The vacancy rate and number of units needed to reach the optimum vacancy. 
4 Rates differ from the figures used in ABAG's Housing Needs Report. ABAG 


based its calculations upon sample census data rather than actual counts. 
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Year round units 
Occupied 
Owner-occupied 
Renter-occupied 
Vacant 
For sale 
For rent 


Other vacant 


By Unit Size 
Studio 55 


| Bedroom 447 
2 Bedroom 525 
3 Bedroom 226 


4 Bedroom 65 
5+ Bedroom 15 
1,333 


Table 16 
Vacancy Rates 


Additional 


Total Units Percent Units Needed to 


1,405 
| 362 
784 
578 
43 
7 
19 
17 
Occupied 
55 
425 
512 
216 
65 
ey 
1,288 2 


meet 4.5% Rate 


| 100.0% 
57.6% 
42.4% 
3.1% 20 
0.9% 
3.3% 
Vacant Rate Units Needed 
0 0% 2 
22 4.9% 0 
13 2.5% II 
10 4.4% 0 
0 0% 3 
0 0% 


The turnover rate among households in Brisbane is fairly normal: about half 


the households have lived in their present home for five years or less, while almost 


20% have not moved for at least 20 years. As could be expected, renters tend to 


move more often than owners. 


| Based on final census count. 


2 Based on sample census count. 
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Table 17 
Length of Residence at Address 


Number Occupied % of Owner-occupied %of  Renter- % of 
of Years Units Total Units Total occupied Total 
| or less 317 ap) 100 14 217, 37 
opted 388 30 126 18 262 45 
5 - 10 155 12 100 14 55 9 
10 - 20 219 17 183 26 36 6 
20 - 30 89 H if) I | 14 2 
30 + 20 eeerers 120 uv 0 0 
Total 1,288 * 100 % 704 100 % 584 99 % 


*Based on 1980 Census, sample count. 


Overcrowding 


One way to reduce housing costs is to add members to the household. Among 
some ethnic minorities, it is traditional to have larger families or live with an 
extended family (grandparents, cousins, aunts and uncles, etc.). It is becoming more 
common for groups of unrelated household members to share housing expenses. 
Given this trend, inadequate or overcrowded housing conditions can become a health 


hazard. 


The United States Department of Housing and Urban Development (HUD) 
defines overcrowding as having more than |.0! persons per room, counting all rooms 
in a living unit except the kitchen and bathrooms. Using this criteria, 53 units in 
| 


Brisbane were overcrowded in | 980, 33 of which were renter occupied housing units. 


Housing Conditions 


A housing needs determination must reflect the physical condition of housing 
stock as well as the availability of units to meet the market demand. Structural 
stability, the age of housing, and the presence or absence of complete kitchen or 


plumbing facilities are indicative of physical housing conditions. 


| 1980 Census. 
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A windshield survey of the City's housing stock (not including mobile homes) 
was made in 1979. The condition of structures was evaluated using criteria 
established by a HUD survey coding manual. Evaluation of the structures included an 
assessment of structural components such as roofs, foundations, siding, walls, 
porches, steps and frames. At the time of the survey, 373 units or 28% of all 
Structures, had minor structural deficiences; 147 units (11%) had some structural 
deficiency; and 40 units (3%) needed replacement. The remaining 773 units (58%) 


were structurally sound. 


The 1980 Census reports on the age of structures and the presence of kitchen 
and plumbing facilites. In 1980, 56% of the housing stock was 30 years or older, 26% 
was between 20 and 30 years old, and 18% was I0 years old or less. Twenty-two 
units (mostly rentals) lack complete plumbing facilities for the units exclusive use 


and 38 units reportedly do not have complete kitchen facilities. 


Cost of Housing 


The cost of housing increased dramatically during the 1970's. Housing values 
for San Mateo County more than tripled. ! Brisbane's housing values climbed over 
500% from an average value of $20,000 to an average value of $103,800. Still, 
Brisbane's median housing value in 1980 ($85,600) was considerably below that of the 
County ($124,400). 1980 median monthly housing costs were reported at $413 for 
owner-occupants with a home mortgage, and $91 for those without a mortgage. 


Figures are not available for 1970. 


Rents have not increased quite as much as ownership housing values. Brisbane's 
median monthly rent payment rose 116%, from $128 to $276, between 1970 and 
1980. County-wide, median rents increased by 103%, from $154 to $313.3 


| The Northern California Real Estate Council's Peninsula Market Trend Index 
shows the value of single family homes gained 352% between April 1970 and 
1981. 

2 1980 Census. 


3 Ibid. 
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Affordability to all Income Levels 


Affordability, or the ability of households to pay for their housing, is a function 
of household income and the cost of housing. The discussion above identifies housing 
costs to present occupants. To measure the actual affordability of housing, one must 
consider the cost of purchasing or renting a unit in the market today. The mean 
value of owner occupied units in 1980 ($97,500) was considerably lower than the 
mean value of vacant for-sale units ($137,000). Similarly, rents in 1980 for occupied 
rental units ($281) versus vacant for-rent units ($341) shows the problem of finding 


affordable housing. 


As a general guide, State and Federal housing programs consider monthly 
housing payments that are less than 25% of a household's monthly income as 
affordable. For owner-occupied housing, the 25% monthly affordability standard 


applies to monthly mortgage payments. 


The affordability of a home in today's market must consider costs in addition to 
monthly payments. Assuming a 12.5% interest rate on a home mortgage, and a 20% 
down-payment, an annual income of approximately $33,000 is needed to buy the 
average price home in Brisbane ($103,800 in 1980 dollars). Approximately one- 
quarter of Brisbane's households, i.e., those that earn at least $33,000 a year (in 
1980 dollars) can afford to buy such a unit at standard mortgage rates. No very low, 


low or moderate income household can afford to buy the average priced home. 


According to the 1980 Census, 60 owner-households with incomes under $20,000 
were paying 35% or more of their income for housing. Of renter households earning 
$20,000 or less, 206 were paying more than 25% of their income for housing. A total 


of 266 households in these categories could be considered overpaying for housing. 


| Home values were estimated by residents responding to the census. They 
may not reflect actual market values of the homes, and usually tend to be 
lower. (San Mateo County Planning Division, December 1982). 


22 


eter) a) yrisues Viadt 36g C1 ebloneuos Ja ytilitio srt, to  etilidoh ors 
Reel’ aivedi) repiezyceits ort Aripvert tones sip bao oponl bloiseuwt fo 
etre dnt! iano fataditse Saverio oO) <eterepy oe Wnetetg of ateco 
~ giebes Taneye arti Tichh 6 DANS” iG. pugedsrug fo fags S56: initG> 
of “eleiroebieres he as key Cie or) eT Aly. Dolavene seiiweo i esiby 
, Aah Asolinvie AC ON; Pi?) 2taw_ alaeiol tapsne lo aot Pate a4TT 
igke) 24 


aril. 2wars. Clete) ziiaw Ws Ov *nvtev, @ultev a) lotasy 


pipers: Golayad toxape + Gag alpt- yablup joiwnay af 
= 
St evionearian Gao Reh. colt aal am fod! Sosmyeq seivterdi 
bie Widieam. 265 sft senievod | bsiquss4-terts 
= 7 aed 7 


SINGINKHG Sp. 


ia fo ator tate ae ee DOL medi © %o eile eboa 
gent ALA 2 pila ze { Twit 
wWatenac: ee 1, Sito) Hews 2D We be ee 
i he PY QOBEDTS) enoerT i! senect aohig spies 
t "db mt 10gh Begitt wie seoreve g/sindeit to. ter cus 


a age 3 


LARpE < ai brite te Ving o4teug Vid of hisitc mic leslloe et 
rye art wa pet Sieh ns lore aul! [ai Sia ete oD uel 


S 7 


be 
willy 
a 
a J 
Ne ee eee ee ee 


y tbleringi aii rariwee Ye j2uaiig. ORY | ot ot grivioam 
- 


” me Je Relea 6? a0 nh se 7 4d iar to“: a Privie teow 
me : A gd % es opel etal onivr® siwiw 20% are! wt Me 


‘ 


—— “$b ci fe Pevwsaha tea ot Pee initonstes adurlt 1) sisidnszydrt a48 to 


tin eae 


deeerees ott of gribiages: ctebinet wl tetomlirs sew. caulol Siri | 
‘elev bow cert att Io zavdev jour Inui to4l?sh ton ¥ 
_ ASBOI tebroseO oie pningl4 ytaueD osteo Minod) sw 


' 


of ks 


Summary and Policy Concerns 


The picture of Brisbane that emerges from this profile is one of change. 
Brisbane is facing a boom in population growth, an aging of the population and a loss 
of children, a decline in household size, a decline in the percentage of married couple 
families, an increase in white-collar workers, and an increase in average incomes. 


These changes can dramatically alter the character of the community. 


It is a goal of the City to maintain a balanced community that can be 
considered home for a full range of income groups, occupations, types of people and 
types of households. This is based on the idea that a diverse community is a stable 
and enriching community. It also is based on the City's recognition of its 


responsibility to address a broad range of housing needs. 


Current trends indicate that this balance and diversity may be lost unless the 
City takes action. The proximity to workplaces in San Francisco and the Peninsula, 
the relative affordability of housing, the high quality-of-life and the attractive 
natural environment are characteristics of the City that attract those well-educated, 
higher income, white collar individuals who have been moving to Brisbane during the 
past decade. The attraction of these residents to the City has already caused a 
change in the social composition of the community. The term "gentrification" is 


often used to refer to this change. 


The relatively small changes in social composition that have occured so far 
would become overwhelming if developers, in response to this trend, build a narrow 


range of housing types that caters to the more affluent market. 


The trend is not inevitable so long as public and private actions seek to ensure 
that a broad range of housing needs are met. Meeting a broad range of housing needs 
would help maintain a balanced community that can be a home to all kinds of people 


and families. 
The planning and management of new housing built in the City can help 


maintain this balance. Requiring new housing to meet a broad range of needs in 


terms of incomes and lifestyles will be necessary. 
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The "carrying capacity" for residential growth in any City, including Brisbane, 
is influenced by several factors including its fiscal, environmental and social 


conditions. | 


Fiscal capacity is simply the City's ability to pay for the monetary 
costs of new development on top of its annual costs for servicing existing housing. 
These include costs for police, fire, education, health programs, roads, sewerage, 
transit and traffic facilities, parks, water, drainage and other vital infrastructure. 
These costs include both capital improvements and ongoing operating expenditures. 
Environmental capacity is governed by the ability to grow without exceeding certain 
"limits of acceptable change," such as air quality, noise and traffic standards. Social 
capacity, like environmental capacity, is governed by the ability to grow without 
exceeding certain objectives concerning the community, households, organizations 
and institutions.2 These social objectives may be concerned with a variety of factors 
such as the ability of citizens to participate in government, perceptions of local 
control, the mix of jobs that are available, the level of crime, the stability of clubs 


and organizations, or the political balance of the City. 


The fiscal, environmental and social conditions are influenced by both the rate 
and the total amount of growth that occurs. For example, the ability to hold City 
Council meetings where everyone who so wishes may speak would be lost when an 
increased population generates a much larger turnout at the hearings. This issue 
depends, in this simple example, mostly on City size. An example where the rate of 
growth is at least as important as absolute size is the City's budget. In this case the 
annual flow of revenues limits the annual rate of expenditures which in turn 


conditions the City's ability to grow beyond a certain growth rate. 


The actual number of units that can be built without exceeding the City's 
carrying capacity for growth depends on these conditions, as well as the average 
impact per unit. Insofar as developments can be designed to have minimal impact, 
the actual number of units built each year can be higher than where developments 


are permitted to have greater impacts. 


| Godschalk, D.R. and F.H. Parker, Carrying Capacity in Environmental 
Planning, | 980. 


2 Finsterbush, K. and C.P. Wolf (eds.) Methodology of Social Impact 


Assessment, 1977. 
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When the capacity for growth is limited it becomes necessary to ensure that 
balanced growth is achieved by channeling portions of the capacity for growth to 
certain types of housing. Unless shares of the total growth capacity are distributed 
among a broad range of housing needs, it is likely that new developments of a single 
type will utilize all of the available growth capacity leaving little or no capacity for 


other types of housing needs, in turn preventing the balanced growth of the City. 


The next section discusses the range of needs that should be met in order to 


maintain an economically and socially balanced City. 
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Il. HOUSING NEEDS 


State law requires that a housing element quantify the existing and projected 
housing needs of persons at all income levels, and address the locality's share of the 
regional housing need. ABAG is responsible for preparing estimates of local and 
regional housing need, based on factors prescribed by State law (Section 65884 of 


Article 10.6). These factors are: 


- Market demand for housing 

- Employment opportunities 

- Availability of suitable sites and public facilities 
- Commuting patterns 

- Housing type 


- Housing needs of farmworkers 


ABAG looks at changes in regional and community vacancy rates and in housing 
values/rents as indicators of market demand. Households projections are based on 
consideration of employment opportunities, the availability of suitable sites and 
commuting patterns. Type (single vs. multi-family) and tenure (owner vs. renter) are 


based on 1970 and 1980 census data and on updated regional projections. 


Existing and Projected Housing Need 


A community's housing need can be expressed as existing and projected. The 
existing need is based on the needs of the community's resident population relative to 
the availability, affordability and condition of the housing stock. This need is 
measured by the number of sub-standard structures, the number of households that 
are overcrowded, the number of households that are overpaying for housing, and the 


vacancy rate. 


The following needs reflect reported sub-standard, overcrowded, overpayment, 


and vacancy conditions in Brisbane: 
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Table 18 
Existing Need 


To replace structures needing abatement | 40 units 
Structures needing upgrading 9 

of sub-standard conditions 147 units 
Structures lacking complete kitchen facilities? 38 units 


Structures lacking complete plumbing facilities 


for exclusive use 22 ~—units 
Overcrowded conditions” 30. = UNITS 
Overpayment 266 ~—units 
To provide for optimal vacancy rate® 20 ~—units 
Total 586 units 


This total existing need represents the total number of "incidents" where a 
need occurs. It is probable that some of these incidents occur in the same house; 
very low income households that are overpaying may be living in sub-standard units 
or overcrowded conditions. Units lacking complete kitchen or plumbing facilities 
may have other sub-standard conditions. Therefore, the total number of units with 
existing needs is probably considerably lower than the 586 units given above. 
Nevertheless, taking this number as a "worst case" scenario, the total would amount 
to 42 percent of all of the housing units that existed in 1980, when these figures 


became available. 


| 1979 Windshield Survey. 


2 Ibid. 
3 1980 U.S. Census. 
4 Ibid. 
5a IbiG; 


6 See Table 16, Vacancy Rate. 
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Meeting this significant existing need is an important responsibility of the City, 
Pursuant to State laws and local plans. The City should allocate a reasonable share 
of its resources toward providing for these existing needs. This is important where 
there is a limited annual budget with which to provide for both existing needs and 
needs created by new housing development. Section IV discusses this tradeoff under 
the heading of Growth Staging. 


These existing needs can be remedied by a combination of programs including 
the provision of new units, the rehabilitation of existing units and the distribution of 
rent subsidies. The number of existing units that should be subject to each of these 
remedies is given in Table 19. The table indicates that a total of 73 new units should 
be provided to remedy part of the existing need. These units are to be added to the 


"projected need" to determine "total need." 


"Projected need" is the number of units needed to accommodate the 
community's projected household growth and the locality's share of the regional 
projected housing need. It includes the number of units calculated to bring the City 
to an optimal vacancy rate (20 units), plus the number required to provide for the 
projected household growth between 1980 and 1990. ABAG has projected housing 
needs for expected populations for the period 1980 to 1990 based on the factors 


listed above. Projected need is given in the Table 20. 
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Table 19 
Summary of Existing Needs and Proposed Remedies 


Existing Need Remedies 
Rehabilitation Provide Payment 
New Units Subsidy 
To replace structures needing 
abatement - 40 units 40 
To remedy sub-standard 
structures - 147 units 37! 


To remedy structures lacking 
complete kitchen facilities - 
38 units lo! 


To remedy structures lacking 
complete plumbing facilities 
for exclusive use - 22 units 5 


To remedy overcrowded 5 
conditions - 53 units 26 


To remedy overpayment (very low 
income category only) - 3 P 
266 units 7 27 


To remedy less than optinaum 
vacancy rate - 20 units 


TOTAL 52 units 73 units 27 units 


| Based on the objective of improving 25% of those units in need of repair over 
five years. 


2 Provision of half the needed units will presumably relieve overcrowded 
conditions. 


3 Provision of affordable units. 
4 Based on target of providing subsidies to 10% of the families over five years. 


5 Included in Projected Need. 
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Table 20 


ABAG Projected Housing Need 
Projected Need (1980-1990) 535 units! 


New projections by ABAG indicate that this projection should be revised 
downward. ABAG has found that the rate of household formation has been slower 
than it thought it would be when the original needs determinations were prepared in 
1983. ABAG has reduced the projected household growth in its new 1985 
projections. Thus, the City's needs projection also should be updated. The updated 
ABAG Projected Housing Need is given in Table 20a. This same trend of falling 
needs projections applies Statewide. The California Department of Housing and 
Community Development recently adjusted its housing need forecast for the State by 
reducing the projected annual Statewide need by over 27%, from 310,000 units 
annually to 225,000. HCD based its reduction on a number of factors, including 
existing housing units, normal market removals, new household formations, and 


census data. 


This updated projection is based on needs between |980 and 1990. In the past 4 
years, 55 units (23 single family homes and 29 multi-family) have been constructed. 
Therefore, ABAG's updated projection (based on 1980 total units) must be adjusted to 


reflect the construction of 55 units. Table 2! gives the adjusted figures: 


Table 20a 
Updated ABAG Projected Housing Need 
Updated Need (1980-1990) 478 units 
Tabel 21 
Adjusted and Updated Projected Housing Need 
Projected Need (1985-1990) 423 units 


| Housing Needs Determination, San Francisco Bay Region, ABAG, December 
1983. 


2. Preliminary Economic and Demographic Projections, ABAG, March 1985. 
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This projected need should be added to the existing need to determine "total need" as 


follows: 


Table 22 

Total Need 
Adjusted Projected Need to 1990 423 units 
Existing Need, 1980-1990 73 units 
Total Need by 1990 496 units 


The City of Brisbane will seek to meet a broad range of needs in the City and 
region. The "broad range" is defined in terms of price, tenure (i.e., rentals v. 
ownership), and unit size (i.e., | and 2 bedrooms, 3+ bedrooms). The City is also 
concerned with the mix of housing "types" that are developed in order to preserve 
the social and physical character of the community (i.e., single-family detached, 
multi-family attached). The distribution of needs across these categories is provided 
in Table 23. The distribution is based on a combination of the adjusted ABAG 
projections for projected needs to 1990 and the existing needs. The distribution 
assumes that the relative distribution of housing by type, tenure and size would be 
approximately that of the 1980 Census distribution. This is the same assumption 
used by ABAG in its July 1983 housing needs determination report (Tables 9-24). It is 
also assumed that the 55 units built since 1980 are equally split among the moderate 
and above moderate price categories because none of the units were targeted to be 
affordable. Consequently, the units built since 1980 are counted against the needs 


for moderate and above moderate income units. 


The distribution of needs is based on ABAG projections for total need by 
income level and the 1980 distribution of units in the City according to size, tenure 
and type. State law requires that regional housing need determinations consider the 
needs for housing at all income levels, and that the distribution of regional housing 
need "seek to avoid further impaction of localities with relatively high proportion of 
lower income households." In addressing the regional need for housing by income 
category, ABAG assumes that each locality's fair share should include an equitable 
proportion of the regional need as well as the locality's need. The projected housing 
need by income averages the City's existing income distribution percentages with the 
County's and region's income distribution percentages as a means of providing for the 


regional need. 
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The distribution given on Table 23 combines needs for housing at each price 
level with the expressed goal of preserving the diversity of housing types in the 
City. This goal is rooted in the desire to ensure a place in Brisbane for all kinds of 
people. Cities, such as Brisbane, facing a rapid increase in population, often find 
that new growth is dominated by a single category or narrow range of housing type. 
This new housing mix begins to change the distribution of housing types in the City, 
which in turn changes the basic social mix of residents. In order to preserve a 
balanced social mix in terms of income, household types, family sizes, and housing 
tastes, Brisbane should ensure that a broad range of housing needs are met by newly 


constructed housing. 


This distribution of needs should be a guide for new residential development. 
Exceptions and adjustments to this distribution may be necessary and would be 
acceptable if, for example, it proves financially impossible to produce a certain 
category of housing or it becomes possible to produce multi-family housing in the 
style and character of single-family units. Sections IV and VIII discuss a growth 
staging system that will distribute annual growth across the broad range of needs 


shown on Table 23, while providing flexibility where necessary. 


Special Needs 


Some residents of Brisbane have special housing needs. Elderly or handicapped 
people may need specially designed access to housing, small living areas, or special 
recreational facilities. Large or extended families need multi-bedroom units and 
single parent families may need lower priced units designed to accommodate 
children. Ethnic minorities' housing needs often overlap with those of large families 
and lower income households. The Housing Element must address these needs and 


recommend ways to accommodate them whenever possible. 


These special needs were not included in Table 23 because of the possible 
overlap with other needs categories, such as affordable units. However, a share of 
the annual growth in the various categories in Table 23 should be used to meet the 


needs of these special households. 
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Income 


Very Low 4 


Low 


Moderate® 


7 


Above Moderate 


Total All Units 


Table 23 


Projected and Existing Need by Income, Tenure, | Unit Size, and Unit Type? 
(Housing Units) (% of total given in parentheses) 
Rental Units Owner-Occupied Units 
(54) (46) 
Family-Size® Non Family-Size” Family-Size 
sf lO mF ! | SF MF SF MF SF 
5 23 S 98 | | Ls 
(.9) (5.9) (.9) (19.7) (.2) (.2) (.2) 
9 2 27 9 9 2 26 
(1.8) (sy) (5.4) (1.8) (1.8) (.5) (5.2) 
2 | 8 2 14 4 42 
(.5) (2) (1.6) (.5) (279) (.9) (8.4) 
12 5 39 13 20 6 58 
(2.5) CG?) (7.9) (2.7) (4.0) (1.3) (11.7) 
28 37 tk [22 44 13 127 
(5.8) (7.6) (15.8) (24.8) (8.8) (2.9) (25.5) 


Non Family-Size 


MF 


43 
(8.8) 


Total 
Units 


142 
(28.6) 


22 
(18.7) 


86 
(17.8) 


173 
(34.9) 
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Based upon maintaining the 40%/60% distribution of rental/owner occupied housing units in the City, County and Region 
in 1980 except for very-low income needs that are to be met by rentals with the exception of experimental ownership 
programs. This exception causes the actual split to be 54%/46% rental/owner occupied. 

Based upon the 75%/25% distribution of non-family/family units sized in the City in 1980 (see Table 16, page 17). 
Distribution based on the approximately 75%/25% distribution of single-family/multi-family housing in the City in 1980 
except for very low income housing which is assumed to be multi-family due to economic constraints. A few units are 
reserved for very low-income style family type units to be built on an experimental basis. 

Less than 51% median family income. 

5! - 80% median family income. 

81 - 120% median family income. 

Greater than |20% median family income. 

3+ bedrooms. 

0-2 bedrooms. 


SF = Single-family type. 


MF = Multi-family type. 
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Elderly 


Persons over 65 years of age constitute a significant and growing segment of 
Brisbane's population (315 persons, or 10.6% of the total population). Since 1970, 
the number of elderly residents has grown from 7.7% to 10.6%, consistent with a 
comparable County-wide trend.” Many elderly persons have difficulty finding 
housing they can afford on a fixed and often small income. Residents of owner- 
occupied homes (82% of the total elderly population) can afford the relatively low 
housing costs, but the next generation of elderly persons facing spiralling housing 
costs are not as fortunate. Much of the housing supply that now houses the elderly 


will not be affordable in the future. 


Brisbane has neither housing units nor programs specifically designed to 
accommodate needs of the elderly. Senior citizen housing was considered for 
inclusion in the Northeast Ridge proposed development project, but concerns were 
raised over the site's distance from the community center. Facilities for senior 
housing should be proximate to shopping and transit services. A more suitable site 


would be the motel/trailer park on Old County Road. 


Handicapped Persons 


Handicapped persons may need specially designed housing or specific social 
services. Or, if unable to work, they may need low priced housing. The !980 census 
shows that 218 Brisbane residents have a work disability, 22 are prevented from 
working at all. One hundred people |6 years or older have a disability that prevents 
them from using standard public transportation. Much of the City's housing is in 
steep areas not suitable for handicapped facilities (ramps, parking spaces, elevators, 


etc.). 


| 1980 Census. 
| Ibid. 
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The Homeless 


According to a 1985 survey of informed local officials, there are no homeless 
individuals living in Brisbane at this time and there is no current need to provide 
services for the homeless. Missions that serve these needs are located in South San 
Francisco, San Mateo and Redwood City, managed by the St. Vincent DePaul Society 
and the Salvation Army. 
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IV. HOUSING CONSTRAINTS 


State law requires an analysis of potential and actual governmental and non- 
governmental constraints to the maintenance, improvement and development of 


housing for all income levels." The Housing Element must identify ways to reduce or 
overcome these constraints, if possible, in order to meet the City's housing needs. 
Several such constraints on new residential development exist in the City of 
Brisbane. These can be categorized as "non-governmental" and "governmental" 
constraints. Those constraints that serve no legitimate public purpose could be 


reduced to encourage housing development. 
Non-Governmental Constraints 
Land and Construction Costs 


The price of housing has risen at a much greater rate than household income. 
Contributing factors include increasing costs for land, materials, labor, financing, 
service fees and associated development requirements. Housing speculation, scarcity 
rents and sales costs also contribute to the growing cost of purchasing a home. (See 


above, Costs of Housing for further discussion.) 


Construction costs in Brisbane are not particularly higher than other locations 
in San Mateo County, although in some cases narrow roads must be widened or, in the 
case of uphill lots, significant grading and retaining walls may be required. Exclusive 
of land, a 1,600 square foot house with three bedrooms would cost about $42 per 
square foot or $65,000 to build. Profit and commission would raise the total land and 
house price to about $143,000.2 


| California Government Code, Section 65883. 


2 California State Housing and Development Department. 
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Rental construction has become increasingly costly for many of the same 
reasons. Without the immediate high profit motive of for-sale units and with market 


limitations on rents, developers prefer to build units for sale. 


Profit motives also inhibit the development of affordable units, units for 
special needs households, and homes that are similar in character to those existing in 
Brisbane. 


Most of these costs are beyond local control. The City has little influence over 
national policies affecting interest rates, wage and material costs, the availability of 
subsidies and the real estate market. The City can, however, assist in reducing 
housing costs by assisting developers with tax exempt financing, offering density 
bonuses, designating adequate sites for residential development at densities that 
make affordable housing feasible, encouraging "no-frills" units, reserving a share of 
allowable annual growth for affordable and other special types of units, and carrying 
out other housing assistance programs described below. All programs aimed at 
providing affordable housing by reducing housing costs should include provisions to 
assure the continued affordability of the housing so that the long term as well as 


existing City housing needs are met. 


Availability of Services and Street Capacities 


Water, sewerage, storm drainage, and street capacities are generally adequate 
throughout most of Brisbane's developed residential areas to accomodate infill 
development. Where services or circulation are a problem (primarily in the upper 
elevations of the City), development costs associated with environmental and safety 
problems already preclude development of affordable housing. Water supply and 
pressure for fire fighting are marginal. Limited access, narrow streets, and the lack 
of adequate on-street parking in most of these areas make multi-family densities 


inappropriate. 


The City's storm drainage system adequately serves the existing developed area 
except for two locations which are identified as flood hazard areas: the northernmost 
block of Central Brisbane bordered by Old County Road, San Francisco Drive and 
extending to Alvarado (occupied by a motel and trailer park), and an area south of 


the PG&E substation and north of Main Street extending 900 feet east and west, and 
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100 feet north and south. Any new residential use of these sites would have to 


satisfy the City's flood hazard regulations. 


Residential developments outside of existing neighborhoods will require 
extension of service systems (water, sewer, storm drainage) and perhaps some street 
intersection improvements. The issuance of assessment district bonds by the City 
can help defray other public service improvement costs. The cumulative effect of 
development outside of the existing residential areas will add significantly to traffic 


on Guadalupe Canyon Parkway and Bayshore Blvd. 


The rate and location of new residential development should be managed to 
prevent the capacity of streets and other public services from being exceeded. New 
residential development should be prohibited where public services are not 
available. New services should only be provided where the City can provide the 
services within its fiscal capacity, unless public costs can be lessened by developer 
contributions. Even where funds are available, services should not be extended to 
properties where development would cause significant social or environmental 


impacts. 


Governmental Constraints 


Land Use Regulations 


Private development of land often creates costs that are borne by those other 
than the builder. These may include, for example, safety risks from poor 
construction experienced by homebuyers, or parking shortages experienced by 
neighbors. Land use controls are often designed to "internalize" these costs by 
requiring a developer or property owner to take certain actions or limit the use of his 
property in order to reduce these risks or impacts. According to this principle, 
developments should pay for any costs they impose on the community in terms of 
impacts on traffic, parking, noise, or any other environmental conditions. Land use 
controls intending to make a developer responsible for impacts caused by the use of 
land may increase the cost of development and thus the cost of housing. According 
to the principle of internalized costs, these costs are legitimate and should be borne 
by those who cause them. However, where these added costs do not serve to 


internalize the real impacts of development, the costs should be avoided. 
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Zoning regulations, such as minimum parcel sizes, setbacks and parking 
requirements limit the type and density of development on a site, thereby increasing 
the land cost per unit. The City's building codes also set standards which may add 
material or labor costs to the construction of new units. Required site improvements 
and community service fees, such as traffic signals, sewer or water system 
improvements and park dedications/fees, also add to development costs. Minimum 
lot size and off-street parking requirements, necessary for aesthetic, environmental 
and safety reasons, can further affect land costs. The minimum lot width in single 
family districts is 50 feet. Single family homes are required to provide two 
covered parking spaces on-site plus one to two off-site. Multi-family residences 


must provide at least one garage per unit. 


Environmental and aesthetic controls also add to the cost of housing. Medium 
Density and Multiple Use residential districts require a minimum amount of 
landscaping for structures of three or more units. Multi-family residences of three 
or more units must obtain a Design Permit. The Planned Development District 
ordinance requires preparation of detailed site plans, submittal of information and a 
fee necessary to cover preparation of an EIR, a geologic and soils analysis, and other 
information as necessary. Most of these requirements are important for the health, 
safety and welfare of residents. Sites with significant environmental constraints are 
not recommended for affordable housing. Where projects do provide lower income 
units, the City could consider reducing fees (see below) or allowing flexible design 


and cluster development to overcome environmental constraints. 


As stated above, many of these costs are a result of "internalizing" the public 
costs of private enterprise. However, to the extent that they are costs that cannot 
be justified by the resulting benefits, such costs should be avoided. The City will 
review these land use regulations and where possible, without significantly 
jeopardizing public safety or community character, reduce or modify development 
requirements in order to reduce housing costs. For example, housing units designed 
for senior citizens or handicapped persons may not need the same number of parking 
spaces as other housing. Minimum lot standards also could be modified to allow more 
units thereby reducing housing costs wherever the modification would not conflict 


with other City goals and policies. 
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Local Processing and Permit Procedures 


The time and costs associated with obtaining various permits can increase the 
cost of housing by delaying construction and causing developers to spread the 
resulting extra costs over the price of individual units. The City has adopted 
procedures to limit the length of review time and to encourage the streamlining of 
permit review procedures. The City also should seek other means of minimizing 


these costs within the limits of effective planning practice. 
Dedications and Fees 


Fees required by the City for development review and processing add to 
development costs. The City's Subdivision Ordinance requires the dedication of land 
for park and recreational purposes or the payment of fees in lieu of land dedication. 
The ordinance requires the posting of performance, labor and materials bonds to 
assure compliance with the adopted development plan. Fees also are required for use 
permits, rezonings, subdivision maps, general plan amendments, negative 
declarations, and in some cases, preparation and review of EIR's. Although 
Brisbane's fees are relatively low, some could be reduced or waived for projects 


providing affordable lower income housing. 


A recent survey of neighboring communities showed a wide range of planning 
fees. Brisbane's fees generally are comparable or even at the low end in many 
cases. Although Brisbane's fees are relatively low and do not cover real processing 
costs, some fees could be reduced or waived for projects providing affordable 
housing. In addition, consideration could be given to reducing use permit and 
variance fees for residential projects since these usually are projects intended to 


conserve and upgrade existing housing. 


Impact fees are a separate category of fees that are not charged for the cost 
of processing applications but for the cost of mitigating environmental impacts 
caused by development. These fees, like land-use controls, help internalize the 
social costs of development by requiring developers to pay for the cost of mitigating 
the impacts caused by their developments. These fees typically are charged on a per 
unit basis and are used to cover a variety of impacts. These include the cost of 
improving local and regional streets, highways and transit, sewerage and sewage 


treatment plants, water distribution facilities, community services, groundwater 
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recharge basins, or any other facilities needed to mitigate the impacts of 
development. Any new residential development should be charged impact fees 
wherever any significant environmental impacts are identified through environmental 
review procedures. These impact fees should be set by the City Council. Such fees 
should not be excessive in order to prevent their increasing the cost of housing. A 
fee should not be considered excessive if it is based on the true cost of mitigating 
the impacts of development, irrespective of the actual amount. The fees should be 
adjusted for contributions otherwise made toward the elimination of impacts and for 
developments smaller than |0 units. The fees also may be adjusted if the developer 


can design the project to cause less impact than assumed by the impact fee system. 


Building Codes and Their Enforcement 


Building code requirements and enforcement are standard in Brisbane, in 
conformance with the Uniform Building Code. Modification of the codes for the 


purpose of reducing housing costs is not possible. 


Newly enacted energy conservation standards may add to the immediate cost 
of construction. Over the long run, however, conservation measures will result in 


home energy cost savings. 


Growth-Staging 


Brisbane's population has been virtually stable over the past fifteen years, with 
a small loss in population (-1%) between 1970 and 1980, and a modest gain (7.8%) 
between 1980 and 1985. This population stability contributes to local residents' 
feeling of pride that they live in a "small-town" amidst the Bay Area metropolis. 
The characteristics of a small-town lifestyle which are highly valued by local 
residents include knowing your neighbors, being close to local services, having 
greater access to local officials and services, having stable public service costs, and 


experiencing less noise, congestion, and crime than in larger communities. 


Brisbane is a classic village or hamlet type of community. As such it is 
particularly vulnerable to change in its fundamental character as a result of 
residential growth. Although a larger city can absorb a great deal of growth without 


significantly changing its basic character, a smaller city cannot absorb a significant 
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amount of growth without "growing out" of the small-town flavor that attracted 
much of its population in the first place. A large body of research documents the 
effect of city size on the quality-of-life, the public fisc and private economic 
activity. These studies indicate that both the population size and the rate of growth 
are separate yet important factors affecting the City's social, economic and 
| 


environmental character. 


Another factor which adds to local residents' feeling of identity with their town 
is its physical layout. The residential area of Brisbane fills a topographical "bow!" in 
San Bruno Mountain. In comparison to the surrounding communities which sprawl 
around the base of San Bruno Mountain, Brisbane is compact and visually 


comprehensible. 


Although there is still some room for new development to occur in this core 
area, most future growth will be on large parcels of land to the north, that is, the 
area known as the Northeast Ridge and the Southern Pacific property, among 
others. The potential exists therefore for separate sub-communities to develop 
within the City's limits which would be physically divorced from the existing 
community of Brisbane. Because of the size of the developable areas and the fact 
that they are under single ownerships, it is likely that development proposals for 
these lands will be large-scale in nature. Depending on the land uses proposed and 
the rate of development, these developments could significantly change the quality 


of life now enjoyed in Brisbane. 


The social and economic impacts of rapid, large-scale urban development, 
often called "boomtown growth," have been widely studied. The following factors 


are often associated with boomtown growth. 


|. The infrastructure investment and on-going service costs of rapid growth are 
often subsidized by established residents under uniform taxation 


arrangements. Established residents often resent this. 


| See, for example, Elgin, P., et al., City Size and The Quality of Life, 


Stanford Research International for The National Science Foundation, 
November 1974. 
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2. The preferences for particular public services and service levels may vary 
substantially between established residents and newer ones. 

3. The socio-economic makeup of newly-formed communities may differ 
substantially from the established community, leading to political discord. 

4. The sheer numbers of people associated with boomtown growth may not be 
assimilated without significant declines in the quality of public services and 
community life. 

5. The ability to adequately mitigate environmental impacts can be 
compromised because of the limited availability of funds for mitigation or 
other delays in implementing mitigation measures that prevent them from 


keeping pace with rapid development. 


These detrimental characteristics of boomtown growth could be substantially 


reduced through implementation of a growth-staging program in Brisbane. 


At least 25 cities in California now have growth-staging programs in place. In 


a 1978 survey of 13 cities with such programs,’ the 5 most important objectives for 


establishing the programs were: 


|. Provision of adequate services 
2. Reduction of urban sprawl 

3. Environmental protection 

4, Preservation of open space 

5 


. Preservation of community character. 


Thus, adopting a growth-staging program is consistent with controlling the fiscal, 
environmental and social impacts of rapid large-scale development in Brisbane and is 


a mechanism that has been widely used and accepted in other California cities. 


A growth-staging ordinance in Brisbane should seek to establish an annual rate 


of growth which would balance the following goals: 


| Burrows, Lawrence B., Growth Management, Center for Urban Policy 
Research, Rutgers University, 1978. 
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|. Balance the need to provide a fair share of the region's housing needs with 
the need to avoid the negative impacts of too-rapid growth. 

2. Provide housing for a broad range of needs in terms of price, special needs, 
size and type. 

3. Balance the distribution of fiscal resources among existing and projected 
housing needs. 


4, Maintain and improve the current quality of life in Brisbane. 


The current City cost to serve each existing housing unit in Brisbane is 
approximately $1,412 per year. This cost, in relation to annual City revenues, gives 
the City's fiscal capacity for growth. The number of additional housing units that 
can be served in a given year is based upon the amount of the City's Ending Fund 
Balance, if any, which is "undesignated" for city capital improvements. Based upon a 
joint study by the City's Finance and Planning Departments, approximately 20% of 
the Ending Fund Balance should be retained in the future for a contingency fund. 
These monies could be used to offset new residential development service costs. A 
conservative projection of these potential revenues in comparison with the cost of 
serving new units indicates that the City can reasonably expect to serve a maximum 
number of 32 new units per year over the next |0 years, or an annual rate of increase 
in the housing stock of approximately 2%. The methodology used to determine the 
average overall cost to serve residential units, as well as the 10 year forecast of City 
revenues available to serve new residential development, is explained in detail in 


Appendix |. 


It is more difficult to determine the City's social capacity to assimilate new 
residents. However, the City of Brisbane's historical average annual growth rate of 
housing units over the past years has been approximately 2% per year between 1970 
and 1980, and 0.8% per year between 1980 and 1985 for an average of 1.6% per year 
between 1970 and 1985. Many California cities concerned with their limited ability 


to assimilate new residents have established annual growth rates between 2 and 3%. 


The City's environmental capacity for growth is related to its fiscal capacity 
insofar as the environmental impacts of development are partly dependent on the 
City's ability to pay for environmental mitigation measures, supplemented by 
developer contributions. Consequently, this Element assumes that for the next five 


years environmental capacity can be made available as long as there is fiscal 
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capacity to offset environmental impacts. However, mitigation measures seldom 
fully offset environmental impacts, which ultimately will cause the City's 
environmental capacity to become limited, even where fiscal reserves are available 


to pay for mitigation. 


The growth capacity of the City is determined by those conditions which 
present the greatest limitations. In this case, the City's social and fiscal conditions 
appear to be the most limiting factors. Available evidence suggests that these 
factors limit the City's growth rate to between 2 and 3% per year, unless the future 
impacts of growth are less than in the past. Therefore, in order to balance both its 
fiscal and social capacity for absorbing new residential growth, the City of Brisbane 
should establish a growth-staging mechanism that sets a base annual growth rate of 
2%, or approximately 32 new housing units per year. This should be a base rate that 
may be exceeded when it can be shown that a higher rate will not cause unacceptable 
social, fiscal, or environmental impacts. The base rate is not established in order to 
eliminate the possibility for a faster pace of development. It only specifies the rate 
of growth that is possible under existing fiscal, social and environmental conditions 
and normal levels of mitigation. A faster pace would be possible and acceptable so 
long as it would not inhibit the achievement of other City goals, policies and 


objectives. 


As stated above, there is a projected need for 496 units by 1990 as Brisbane's 
contribution to the region's housing needs. This is equivalent to 99 units per year. 
While the City has a strong interest in providing its "fair share" of new housing units, 
it must do so within the bounds of its fiscal responsibilities and capabilities. The 
State Housing Element regulations state that in situations such as this where a local 
housing needs determination may exceed a community's ability to afford such 
development, "the quantified objectives need not be identical to the identified 


ul Therefore, the City of Brisbane may legally base a 


existing housing needs... 
growth-staging program on the maximum number of new housing units that it can 
reasonably afford to serve. In addition, it should be noted that the ABAG housing 
needs determination for Brisbane was based largely upon the development potential 


of the Northeast Ridge project. This in turn was based upon the maximum number of 


| California Government Code Section 65583 (7) (b). 
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dwelling units allowed under the City's 1980 General Plan. Since that time, new 
fiscal, environmental, and social information indicates the need to reconsider the 
development capability of the Northeast Ridge. This is being undertaken as a part of 


the General Plan Land Use Element update program. 


Several major new development proposals are pending or expected soon by the 
City. Thus far, project proponents have designed their projects almost entirely for 
market-price homes. Given the limits to the City's annual ability to grow and the 
likelihood that future development proposals will be for large scale projects, it is 
possible that the total annual development capacity could be consumed by only one 
sector of housing demand, such as developments that only provide above moderate 
income units. However, according to State law, local government has a 
responsibility to use the powers vested in it to facilitate improvement and 
development of housing for all economic segments of the community. In order to 
ensure that a broad range of housing needs is met in the City on an ongoing basis, the 
City should reserve a share of its annual housing development capacity for housing 
across a broad range of needs. In order to accomplish this, it should be a goal of the 


City to allocate the annual growth in proportion to the needs presented in Table 23. 


Based on the foregoing, residential growth should be staged at an annual base 
rate of 2% per year unless a showing can be made that a faster rate would be 
possible without exceeding the City's carrying capacities. In addition, the annual 
allotment of growth should be composed of a mix of housing in terms of price, size, 
tenure, and type of unit. Part of this allotment also should be set aside for the 
provision of the Special Needs described above. This mix should be similar to the 
mix set forth in Table 23. The following table presents the annual allotments for an 
annual growth rate of 32 units (2%), without any exceptions or overrides for faster 
growth. Allotments of less than 1.0 unit per year should be considered average 


annual allotments. 


The distribution of annual growth given in Table 24 is based on the distribution 
of needs presented in Table 23. As Table 23 shows, nearly 50% of the added units 
need to be affordable to very low and low income households, 75% of the units would 
be 0-2 bedrooms, 54% would be rentals, and 44% would be attached, multi-family 
units. This distribution is based on the distribution of needs for various priced units 


prepared by ABAG as well as the judgement of the City concerning the best mix of 
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units in terms of tenure, size and type. The City should be able to adjust the mix if a 
different mix is found to be preferable. Further studies on the effect of various 

housing mixes should be undertaken by the Planning staff. If new evidence indicates 
that a different mix is preferable for achieving the City's goals and policies, the City 


Council should be empowered to revise the mix accordingly. 


The distribution of growth, set forth above in Table 23, also may be adjusted 
where it is economically, physically or environmentally impossible to achieve those 
objectives or where an alternative distribution is preferable for the achievement of 
other City goals. However, the objectives for multi- and single-family units only 
may be adjusted where design innovations permit the basic goals for family living to 


be achieved in multi-family type housing. 


In the absence of significant exceptions or overrides in the annual allotment of 
growth, the annual staging will not permit all of the projected housing need to be 
met. As noted above, the City's base capacity for additional units is 2% per year, 
while the total need by 1990 comes to nearly 7% per year. Although staging will not 
prevent needs from being met through rehabilitation of existing units, it may prevent 
needs from being met through the provision of new housing units. However, 
provisions in the growth-staging system could allow a faster rate of growth that 
would meet the total projected need. The relationship between needs and annual 


staging objectives is shown in Table 25. 


As stated above, the objectives for new housing need not be identical to the 
projected need. Brisbane is constrained in its ability to meet projected needs by its 
fiscal, social, environmental and other inherent capacities for growth. The City has 
sought to ensure the fair and equitable distribution of this burden by reserving a 
share of the allowable growth for each category of needs. The City will seek 
innovative solutions that may allow for a faster rate of growth than allowable under 
present circumstances. This should not, however, be interpreted as permitting local 


environmental, social, or fiscal standards to be exceeded. 


49 


j board eT? NO z P +5 | a ' 0} 
ke a . 
Hoo wi , - t?_ oT) {> j 
jen beh aii Sci , 
- 
Py c Seietey) si di = . ’ : 
pussies oT Slukteogr LHoOWeSiTmsyY : ai, ; ' : 


MER ents) SIGS Sle Fy Bt COG satis wi: . “ ae ; 
: pinot: Sd 8 Aior: YO? zevito ' wo 1 

a , 

ne = brat gems cine wT Peery ag erie Vor) ty! 2 —s me, ep 


: briiz vig? ai 


UT TA2SSDITSVO Wy cra teee™ tw 2 ASW ects 
: < The ts Say We te Tp tress ein ? olodle 
pete Fb OP Visors see . - 
- 
, A ciey Hy AT een 7) ew ue li wy aft eli 


paths to oe: ISfitisiorios + wth faq onied ; ; 
aside war is pop SVU ae ‘Toa ? ‘ Siriaas frre g} 3 


a hs ial th lies ure ae | mipb iz wel ; A 
phi, th anit bet Deis Oho ioe! - 
— ba * 4 iT ' c 


—_— were a Sv ia WN Sento matet 
ot yiltiay ti nrvbarlowenss at-aditeis beer 84 Ee 
oF neificnga stim pani writs re MAainenyns | (ny as 

Mo. eh opeib SiGotiste Vow lite) a) Sues ci. * ; 
: = “at ia PeestOs Whos 72) ew alwollo ont ta sxe 
ents aaa} p ToT -wotin VIET 2A) agli wot 24) luge 


ee ee 


mri. previa sFom Dive a! ..wearw Wives Bi Ts 


a Sy abies FotobhOt Lett ww gibion: set ries SOC we - 
m° 7 _ 
» 
\joom 1 
; e' ie . 


0S 


Income 


Very Low 


Low 


Moderate 


Above Moderate 


Total Objective 


Table 24 


Distribution of Annual Housing Objectives 
(Based on Table 23) 


(Units per year) 


Rental Units Owner-Occupied Units 
Family-Size Non Family-Size Family-Size Non Family-Size 
cs MF SF MF Si MF SE MF 
0.3* Fee 0.3 6.3 0.1 0.1 0.1 0.2 
0.6 0.2 le? 0.5 0.6 0.2 1.7 0.5 
0.2 0.1 0.5 0.2 07 0.3 Dae. 0.9 
0.8 0.3 20 Or? is 0.4 3.7 L.3 
Tey) 2.5 5.0 8.0 29 1.0 8.2 Zo 


Notes: 


SF = Single Family. MF = Multi-Family. 


*Annual allotment of less than |.0 units should be considered as average annual allotments. 


Total 
Objective 
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5.8 


32 
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Table 25 


Comparison of Housing Needs and Objectives for 1985 - 1990 


Existing Need 


40 units (to replace structures needing 


abatement) 


147 units (to remedy substandard units) 


60 units (upgrade kitchen, 
plumbing facilities) 


26 units (to remedy overcrowding) 


266 units (subsidy needed to remedy over- 
payment by very low income households) 


Projected Need 


100 (very low income) 


81 (low income) 


72 (moderate income) 


170 (above moderate income) 


5| 


Policy/ 


Units Proposed Implementation 


40 9/9-A 

147 3 / 3-A, 3-C 

60 3 / 3-B 

26 9/9-A 

27 12 / 12-A 
Policy/ 


Units Proposed Implementation 


12 mobile homes 17/ 17-A 
13 second units 15 / 15-A 
9 (with 10% 10 / 10-A 
density bonus) 
7 with: 
inclusionary zoning 9/ 9-A 
25% density bonus 10/ 10-A 
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V. LANDS SUITABLE FOR RESIDENTIAL DEVELOPMENT 


One of the primary responsibilities of the housing element is to identify lands 
suitable for residential development. This identification should include a review of 
vacant sites and sites that are potentially redevelopable as a different or more 
intensive land use; and review of the relationship of zoning, public facilities and 
services to available sites. | State law also requires local governments to zone 
sufficient vacant land for residential use at standards and densities appropriate to 


meet housing needs of all economic segments, as identified in the General Plan. 


There are several sites that could meet the needs for housing described in the 
previous section. Each site, however, presents special constraints and 
opportunities. The inclusion of a site in this section does not mean that housing may 
be built on the site without further study. Environmental and other reviews should 
be conducted before housing is permitted. Insofar as any site presents significant 
problems, these problems should be eliminated before new housing is developed. 
Well-planned and orderly growth should maintain a growth rate that is within the 
social, fiscal and environmental limits faced by the City. These concerns were 
discussed above. It should also channel new growth, within the limits of this rate, to 


those locations most suitable and ripe for development. 


The following discussion presents the possible locations for new housing. (See 
Figure |) Because there is an abundance of land for residential growth relative to 
the City's need and annual capacity for development, a system for channeling new 
growth into the most desireable locations is necessary. Such a system should be 


based on specific criteria for determining which areas should be developed first. 


The following criteria should be used for determining the location of new 


residential development: 


1. Growth should be spatially balanced rather than concentrated in any single 


ownership or location, without causing sprawl or scatteration. 


| Section 65583. 
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Opportunities for development of housing affordable to lower and moderate 
income households are limited because of the shortage of sites. Additionally, in the 
R-1, 20,000 zoned areas, the San Bruno Mountain Habitat Conservation Plan (HCP) 
requires identification and mitigation of impacts on the endangered butterfly 
habitat. Many of the upper lots are not served by adequate water, sewer, and storm 
drainage systems or improved roads. Traffic circulation is a problem even in lower 
areas where streets and lots are too narrow to accommodate adequate parking. 
Extension of water and sewer lines to Harold Road has opened that area to 
residential development but steep terrain and limited accessibility still preclude 
development on some parcels. A few vacant parcels remain along Gladys Avenue 


which are suitable for low density single family use where safe and serviceable. 


Infill of duplex and multi-family complexes in the R-2 and R-3 zones could 
provide affordable housing if development costs are kept low. Services are in place 
throughout the multi-family districts. Access is generally adequate and 
environmental concerns are few. As older or substandard homes in the R-2 and R-3 
zones become obsolete, replacement with higher density, more affordable housing 
may be feasible. Up to six units could be built between Santa Clara and Tulare 
Streets under the R-3 zoning, but land and construction costs probably would 
preclude provision of affordable housing. Landslide potential is low and earthquake 


intensity rated strong. 


In general, it is desirable to concentrate development in locations in the R-I, 
20,000 zone where adequate access and water are available and where grading could 
be minimized, thus leaving open and untouched the steepest and most remote 
portions of the area. The City's density transfer program should be utilized to 
achieve this. The intention is to encourage higher density development in the portion 
of the area which is more accessible to roads and water. This area corresponds 
roughly to that designated as Pressure Zone 3 on the Water and Sewer Systems Map 
of the 1980 General Plan. 


Sites East of San Bruno Ave 
Ten parcels totalling approximately ten acres on the east side of San Bruno 


Avenue could be suitable for development of affordable housing. The area is 


designated for residential development at a maximum of two units per acre and 
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zoned R-1|, 20,000. Current City policy and ordinances provide for an increase in this 
density with a transfer of density from lands that are premanently dedicated as 
open-space. Multi-family units lie to the west; undeveloped hillside property zoned 
single family residential to the east. Slopes range from 0 to 40%. Services are 
available although adequate water pressure may be a problem. Medium density use 
could be compatible with surrounding residential densities. Use permits for higher 
densities could be contingent upon inclusion of some housing affordable to low or 
moderate income households and the transfer of development rights, pursuant to 
existing City policy. Approximately 70 units could be developed, if service and 


environmental requirements are met. 


Northeast Ridge 


The Northeast Ridge, a 250 acre site on San Bruno Mountain, offers potential 
for residential development well beyond the City's housing need and capacity for new 
residential growth. The City anticipates a proposal to develop up to 1,250 units on 
the site. If built, this project alone would create nearly three times the City's 
projected total housing need between 1985 and 1990 of 496 units. However, if 20% 
of the units are affordable to low and moderate income families, the project would 
satisfy only about 30% of the City's housing need for low and moderate income 


households. 


In 1982, the City approved a specific plan for the Northeast Ridge that 
included the development of 1,250 condominium units. The specific plan was based 
on and consistent with the City of Brisbane General Plan adopted in 1980. The 
density determination dates back at least to the 1976 County General Plan 
Amendments. In 1983, the City zoned the area Planned Development and adopted a 
Development Plan. This plan provided for the development of residential and public 


facility uses in the area. 


If the Northeast Ridge were to be developed pursuant to the 1983 Development 
Plan, it would double the population of Brisbane. To accommodate the new 
residents, all of the existing public services would have to be expanded, including the 
off-site construction of a new water tank, the size of which would be determined by 
the City. In addition to the water tank, these improvements would include facilities 


and services for drainage, roads, trails, bikeways, police and fire, solid waste 
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collection, gas and electric, telephone and cable television, wastewater, and water. 
The 1983 Northeast Ridge Specific Plan requires that all public and private 
improvements required in connection with the project shall be paid for by the project 
sponsor unless, by prior agreement, San Mateo County and/or the City of Brisbane or 


other parties have agreed to assume certain of these costs. 


In the 5 and 9 years since the City and County General Plans were adopted, 
respectively, new information has been developed and new circumstances have arisen 
that indicate the need to update the General Plan and the specific plan. Information 
about the impacts of rapid boom town development is presented above and indicates 
the need to manage the development on the Northeast Ridge as well as in the City as 
a whole. Information about the range of housing needs, also discussed above, 
indicates the importance of balancing the mix of new development in terms of 
housing costs, tenure, size and type of units. New environmental information and 
approaches to mitigation measures related to landslides as geological hazards, traffic 
in the San Bruno Mountain Subregion, and other areas of concern, also indicate the 
need to reconsider the intensity and extent of development considered appropriate 


before this new information was available. 


The number of units permitted under the 1980 General Plan Map on the 
Northeast Ridge is 0-5 units per gross acre. The Northeast Ridge - San Bruno 
Mountain Specific Plan for the area clustered the maximum allowable density onto 
five building sites. This determination was based on the information available to the 
City at the time the plans were adopted. Recent developments in the City's 
information base indicate the need to manage the rate of residential growth in the 
City as a whole, possibly reconsider the maximum allowable density on the Northeast 
Ridge as a whole and in each proposed neighborhood, and regulate the type of new 
units to ensure that the range of housing needs in the City and Region are met. The 
annual number, location and mix of units that should be built on the Northeast Ridge, 
in terms of price, size, type, and tenure, should be established by further studies 
analyzing the new information that has become available since the adoption of the 
1980 General Plan, the 1976 County General Plan Amendments, and the 1982 
Northeast Ridge Specific Plan. Although this new information and its evaluation 
may indicate a need to amend the Northeast Ridge Specific Plan, and such 


amendments should be made if necessary, this section of the Housing Element should 
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be taken as neither endorsing nor revising the policies set forth in the Specific Plan. 


This is more fully discussed in the second paragraph of Section VIII. 


Bayshore Blvd. South of Old County Road 


Lands along Bayshore Boulevard south of Old County Road could be considered 
for medium density residential development or mixed residential and commercial 
projects. The area is designated for Commercial/Retail/Office use in the General 
Plan and zoned Highway Commercial (H-1). Single family residential development on 
sites of 10,000 square feet or larger and residential trailer parks of up to 12 units per 
acre are conditional uses. Two single family units have been built near the junction 
of San Bruno Ave and Bayshore Blvd. A 60 unit trailer park provides low cost housing 
and recreational vehicle storage north of San Bruno Avenue. Other uses include 


industrial and auto-related commercial. 


Services and access are readily available fo the area. Multi-family residential 
use would be compatible with existing residential use to the west but could be 
affected by traffic noise from Bayshore Boulevard. It is estimated that noise levels 
of 65 dB and 70 dB would be audible within approximately 150 feet and 100 feet from 
the center of Bayshore Boulevard. Industrial development across Bayshore Boulevard 
should not significantly affect the subject site. The industrial site is below the grade 


of the road. 


Single family residential of 4 units per acre could infill vacant parcels or 
replace existing commercial/industrial use along Bayshore Boulevard. Additional 
manufactured homes of up to |2 units per acre also could be appropriate. This range 
is based on the development of single family residences at 4 units per acre or a 
mobile home park at up to 1/2 units per acre which are the intensities currently 
permitted as conditional uses in an H-I| zone. Further noise studies should be 
conducted before the area is used for a mobile home park because of the problems of 


insulating manufactured housing against excessive noise. 
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Old County Road Motel-Trailer Park Site 


The motel and trailer park site (approximately 2.25 acres) at the corner of Old 
County Road and Visitacion Avenue provide low income housing. The existing uses 


are old and dilapidated, however, and need considerable upgrading. 


Some of the 3! motel units are occupied by persons who treat the unit as their 


residence. There also are 28 occupied house trailers. 


An alternative use for the site is a civic center and community park, combined 
with senior housing. The property is designated for Commercial, Retail and Multi- 
Family Residential use. Development of housing, particularly for seniors, 
handicapped or lower income persons, is appropriate in this location close to 
commercial and transit facilities, with good access and adequate services. 
Development of the site would require filling and proper drainage to avoid flooding 


problems. 


If the site is developed as a civic center, the City first must establish that 
comparable housing is available elsewhere and then assist the residents in locating 


such housing. 


Whether or not the City is involved in the development of this site, affordable 
housing should be incorporated into any residential or mixed use development. Multi- 


family units provide the greatest opportunity for affordable housing. 
Northwest Area 


The northwest area of the City is bounded on the east by the 10! Freeway, on 
the west by Bayshore Boulevard and the City limits, on the north by the City limits 
and on the south by Lagoon Road. The Bayshore Neighborhood of Daly City abuts the 
area on the northwest. The area contains industrial and commercial land-uses and 
vacant land. The 1I980 General Plan designates the area for commercial and 
industrial development. Recent innovations in mixed use development may allow the 
site problems to be overcome with carefully planned designs. The area's proximity to 
the Bayshore neighborhood may present real opportunities for residential 


development, although such development would be divorced from existing Brisbane 
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and would serve to reduce the cohesiveness of Brisbane's residential community. 
Future specific planning should establish the residential potential of the Northwest 
Area. The area is currently zoned for industrial uses. Adequate services exist to 
support additional development in the area, however, circulation probably would have 
to be improved. Further studies of the area should focus on service constraints that 


may exist in addition to other planning issues. 
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Summary of Adequate Sites for Residential Development During the Next Five Years 
Which May Be Made Available for Housing to Meet the City's Housing Goals 


Number of Number of 
Affordable Units Total Affordable Units 
Site Total With 20% Maximum Units With 20% Suitable for 
Maximum Inclusionary With 25% Inclusionary Rental 
Units Policy Density Bonus Policy Housing? 
Northeast Ridge | ,250* * * * * 
Old County Road 

(motel/trailer park . 

site) [2-32 2-6 15-40 3-8 yes 
Bayshore Blvd. 

(Highway Comm.) 7 14 89 18 yes 
East of San Bruno Ave. 70 14 88 18 yes 
Infill Central Brisbane 150 NA 150 NA yes 
Brisbane Acres 260° 52 325 65 yes 
Northwest Area ** al lal bial ** 
Total 303-323+ 30-34+ 342-367+ 39-444 


*Per previous Specific Plan, requires further planning. 


**Requires further planning. 
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See Inclusionary Zoning, Section VII. 
See Density Bonus, Section VII. 


These figures include the 70 units that could be located on sites East of San Bruno Avenue because those sites are a part 
of the lower Brisbane Acres. Moreover, these figures are maximum levels of development that could occur if all of the 
acres were subdivided into the minimum lot sizes of 20,000 square feet and if all of the housing units that would be 
permitted on each unbuildable lot were transferred to buildable lots. However, this level of development may not be 
supportable on the buildable lots. Therefore, this maximum level of development may be reduced after subsequent 
environmental and other reviews of actual development proposals. Furthermore, these figures are not intended to 
suggest that development on the upper Brisbane Acres, or on any specific parcel in the lower Brisbane Acres, would be 
permitted. The actual location of new development, and the intensity of the ultimate buildout on these developable 


sites, will be the subject of subsequent discretionary approvals and further planning. 
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Brisbane's residential community. Future specific planning should establish the 
residential potential of the Northwest Area. The area is currently zoned for 
industrial uses. Adequate services exist to support additional development in the 
area, however, circulation probably would have to be improved. Further studies of 


the area should focus on service constraints that may exist in addition to other 
planning issues. 
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VI. ENERGY CONSERVATION 
Energy costs are an increasingly significant portion of housing costs. The price 
of natural gas to residential consumers is expected to more than double by the year 
2000. Electric costs are projected to increase by approximately 50 percent. Space 
and water heating are the principal energy needs for residents, making up 36% and 
18% of combined electricity and gas consumption, respectively. Lighting, 


refrigerators, and other home uses make up the balance. 


In Brisbane, nearly all homes use natural gas for space and water heating. 
Electricity heats 16% of the homes and 6% of the residential water heating 
systems. Slightly over half the homes use natural gas for cooking, the other half use 
electricity. 


Many of the older homes in Brisbane are inefficient energy users. Outside air 
infiltration through windows, doors, ceilings and walls can account for up to 50% of 
heating costs. Weatherization of homes, including caulking, weatherstripping 
windows and doors, installing wall and ceiling insulation and setting back the 
thermostat can reduce energy consumption by approximately 75% per year. Energy 
use for heating water can be reduced approximately 35% with insulation of the water 
heater and a thermostat setback from 140° F to 120° F.3 


The key to an effective energy conservation system is to assure that the 
construction and amortization costs of the energy conserving devices/techniques do 
not outweigh anticipated energy costs, and do not make housing significantly less 
affordable. There are several cost-effective government and utility conservation 


programs in operation for the residential sector. These include: 


| Local Energy Planning Handbook, California Energy Commission, November 
198] 


2 1980 U.S. Census data 


3 Local Energy Planning Handbook 
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1. State and federal tax credits which permit the cost of energy conservation 
and some solar installations to be deducted from a homeowner's tax liability. 

2. The Residential Conservation Service (RCS) program which requires major 
utilities to provide free energy audits for residential buildings and to assist 
with arranging for installation and financing of measures. 

3. Utility financing programs which provide low or no interest loans for 
homeowners who install conservation and solar equipment and offer rebates 
for the installation of solar collectors. 

4. State residential building standards which establish energy performance 
criteria for new residential buildings (Title 24 of the California 
Administrative Code, effective July, 1982). 

5. State and federal appliance standards which require manufacturers to 
produce and sell energy consuming appliances according to specified 

performance criteria.| 

The City can play an important role in creating more energy efficient 
residences in Brisbane. The community as well as the residents will benefit. Under 
current conditions, i.e., dependence on conventional outside energy resources, a large 
portion of consumers' energy payments go to distributors, suppliers, producers and 
processors of oil and gas. With any major increase in conservation-related activities, 
the community will see lower utility bills, an inflow of dollars to local customers 
from federal and state tax credits and a stimulation of local jobs, revenues and 


income from local firms which provide energy conservation services and materials.2 


New residential construction in Brisbane must abide by the new energy 
conservation standards (Title 24). The City's zoning ordinance (Article 6, Section 
6.14) encourages the use of solar energy systems. The subdivision ordinance (Article 
6, Section 6.3) requires that subdivisions be designed, to the extent feasible, for 
future passive or natural heating and cooling opportunities in the subdivision. 
Additional conservation opportunities available to local governments are discussed in 
detail in the Local Energy Planning Handbook, published by the California Energy 


Commission. 


| Local Energy Planning Handbook 
2 Ibid 
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Vil. MEETING HOUSING NEEDS 

The Housing Element must include an "action program" defining what the City 
is doing or intends to do to implement the policies and achieve the goals and 
objectives of the Housing Element. State law requires a five year schedule of 


actions which: 


|. Identifies adequate sites which will be made available through appropriate 
zoning and development standards and with public services and facilities 
needed to facilitate and encourage the development of a variety of types of 
housing for all income levels, including rental housing, factory-built housing 
and mobile homes, in order to meet the community's housing goals. 

2. Assists in the development of adequate housing to meet the needs of low and 
moderate income households. 

3. Addresses and, where appropriate and legally possible, removes governmental 
constraints to the maintenance, improvement and development of housing. 

4. Conserves and improves the condition of the existing affordable housing 
stock. 

5. Promotes housing opportunities for all persons regardless of race, religion, 


sex, marital status, ancestry, national origin, or color. 


There is a broad array of possible housing actions and programs that the City 
may undertake to achieve its housing goals. Some involve utilization of federal and 
state housing financing and subsidy programs. Others rely upon local powers to 
consent to or create affordable housing through code enforcement, zoning, 
development review process, etc. Actions and programs relevant to implementation 


of Brisbane's housing goals and policies are discussed below. 


l. Identification of Adequate Sites 


The previous section (Lands Suitable for Residential Development) identifies 


suitable sites for residential development to meet the community's housing goals. 


65 


be. . of = iq z4 ; P 4 b 
DG stece writ ewsits: ten welti f trersiqni or ch if cbeethi © on . 


. 

P : "i 6 , | ’ a — | am 

‘56 shiheten wey ae!) © eoddge: wal otnt®  crremel$ oi 
a : 


FEO wots shown aw oe : WPMD SSI TIEN 


a, =o 
iad Pha 
- an 
n 


,s 


tile. egoivies tito: tila ¢ drinks toetponievel:. ew onl 
a tne e [oes ‘ preci al ayy i 4 gt é ° Zy¥) 4 wit? e bey af - , § caters 
d fant: peiter? totes) geibyion| steve! ornoa Iie so? priesor 
, se70 iE 12 Pak 

athe S gtriemwet zt hm SiH -) =i) Teery) or \ag)'e | «a 


Den eeeias?..Siog yiigst fe eToliqoxjiqn erate bin escrn thoy. 
Pere feds tramnavoncenl sorietninen ort! of efein~ter: 
a ; ' 

Peace ort te pwitiorsn eit even SD “wt 
wis 


9 Pee Ve 4 tay wat Bx PRUTOagO CCK! dstuyret ae 
~ x ay wale, migT eaitorei tian Viteswe tsitote lotinic pew 
ere LIS 
ee a” i 
ay 5 how. rita 4 Sevens -etivgcag Yo vom bern. ti overti 
: aielige ware ati eatian ml et: eveidas of asm tobre io 
sean main? i poi 
te wrienns: ybieks boo Goinsenit: point stots 
>a 
aces dteecosstt grieved eidetisite steer eo of frevenas 
nr a -_? 


iin Mee arLayorg Sr GA .ols ,229501q wolves thenqelsve> 
ovelen Mian} os telattog ben zipap oolruse Sorc) fi to 


v _ 
* 


rs HE rtops’ jos atenaitiindt? J 
- "7 74 : F 7 


aiken ‘nt’ doting shers.i) ealt nes Luoheew pn | 
nel etionatcismes 2 set teats) tremaeteved Ivitnebtee 10t zotix 3 bdaotine 


alte 


2s Assisting in the Development of Affordable Housing 


zal Inclusionary Zoning 


Through a regulatory process known as "inclusionary zoning" the City may 
require that a percentage of new housing units be affordable to low and/or moderate 
income households. Inclusionary zoning usually applies to projects where several 
units are being developed. The process can also be used to produce needed rental 
units. The City could facilitate the development of needed rentals by requiring that 
new housing projects include a mix of owner-occupied and rental units and/or by 


giving density bonuses to rental developments. 


2.2 Transferable Development Rights 


Under TDR programs, the right to develop one's land is severed from the land, 
leaving the original owner with all other rights of ownership. The right to 
development is transferred to another property within a designated area where this 
additional right enables development at a faster pace or at a higher density than 
existing ordinances permit. A TDR program may be implemented to preserve open 
space, environmentally significant lands, or farmland. Implementation of TDR 
systems can also provide economic incentives to build affordable housing and can be 


a key component of a comprehensive growth management plan. 


A variety of means for the transfer of development rights exist. These include 
reliance on the private market wherein voluntary transfers among property owners 
take place with little or no government intervention, intervention by a public agency 
which may act as a "bank" with powers to buy and sell TDRs, or a combination of 


these elements. 


In a private market, the value of the TDRs is established between buyer and 
seller based on supply and demand conditions. Alternatively, a TDR bank can set a 
trading floor below which the values cannot drop. Or by controlling the number of 
TDRs available, the bank can exert a strong potential influence on the ceiling of the 
market price. Restriction of the TDR program to only one land use category helps 
hold the market value of the TDRs steady. The more kinds of TDRs that are 
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possible, the more likely that prices will fluctuate, thereby jeopardizing the goal of 


equitably compensating owners for restrictions to their lands. 


Local governments use several methods to help ensure adequate demand for 
TDRs, (the critical element in the success of any TDR program) including operating a 
TDR bank, enlarging the transfer area, downzoning the transfer area, and providing 
substantial increases in density maximums or permissable rates of growth in the 


transfer area. 


TDRs are usually measured in dwelling units, square footage of floor area per 
acre or other areal units. A measure of property value also may be used. The way 
TDRs are measured will affect the resulting development. Measuring TDRs in 
dwelling units will tend to produce more expensive units while a square footage 
measurement will tend to produce as many smaller units as possible in order to 


recover the cost of the TDRs. 


2e3 Density Bonus 


A density bonus would allow more units to be built on a site than would 
otherwise be allowed by zoning, provided a percentage of the units are affordable to 
low or moderate income households. The same principle can apply to the provision of 
rental units. By State law, a local government must grant a density bonus or other 
development incentive of equivalent economic value to developers who agree to set 
aside at least 25% of the total units for persons of low or moderate incomes, or at 
least 10% for lower income households. A density bonus would permit up to 25% 
more units and only pertains to projects of 5 or more units. For example, zoning on a 
one acre site allows a maximum of 14 units. With a density bonus of 25% (4 units, 
rounded up from 3.5), a total of 18 units would be permitted provided at least 4 of 
them are affordable to low or moderate income households. Assurances in the form 
of restrictions in grant deeds, rental agreements, or lease agreements must 
accompany the development permit to assure that the units remain affordable to 


future low and moderate income households. 
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2.4 "No Frills" Units 


As household sizes continue to decrease and the elderly population increases, 
there will be a growing need for more affordable studio and one-bedroom units. 
Small, "no frills" units are less expensive to construct, heat and maintain and 
therefore more affordable to the buyers and renters. The City can encourage 
development of small, basic units by offering density bonuses and by requiring fewer 
on-site amenities (see below, Development Standards). For example, housing 
designed for the elderly or handicapped need not provide as much garage or parking 
space as is normally required since elderly residents statistically have fewer cars. 
Features such as recreational facilities, elaborate landscaping, built in appliances, 
and non-essential resident services can be eliminated to reduce housing costs. 
Construction of small units can allow greater densities while not significantly 


increasing the overall building coverage or jeopardizing community character. 


25 Public/Community Developed Housing 


The most direct form of housing assistance that a community can undertake is 
to develop, own and operate housing for low and moderate income persons. Due to 
much publicized blighted housing projects and the real estate industry's opposition to 
government housing, public low cost housing has received a bad name. As a result, 
Article 34 of the State Constitution prohibits a city from constructing housing 


projects without a majority vote of the local electorate. 


2.6 Cooperative Housing 


Community or resident cooperatives are sometimes formed to create 
affordable housing. Community Development Corporation (CDC's), non-profit 
making corporations directed by local residents, can construct housing as a joint 
venture between the city and the private sector. Projects in Palo Alto and Santa 
Barbara have been constructed through a Community Development Corporation using 
CDBG, Section 366 and CHF A funds. 


A housing co-op can be formed by a group of tenants who decide to pool their 


capital to buy their buildings or group of homes. Members purchase shares in the co- 


op (a non-profit corporation) and receive a proportionate share or proportional 
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dividends. In a limited equity co-op, shares have limited value appreciation in order 
to keep shares affordable to low and moderate income persons. Members receive the 


benefits of home ownership, and can control the management of the housing. 


The State Cooperative Housing Assistance office assists local governments and 
private groups with all aspects of cooperative housing development including project 


feasibility in financing, organization, legal issues, management and board training. 


Day, Municipal Bonds: 


The City can issue municipal bonds to help create affordable housing 
opportunities by financing mortgages, establishing a revolving loan fund (below 
market rate loans to developments of affordable housing and lower income 
households), or to finance any other kind of housing assistance program. Assessment 
district bonds also can be used to finance municipal improvements such as streets 


and service systems. 


2.8 Use of Surplus Lands/Landbanking 


Occasionally lands owned by Federal, State, County, City or special district 
(schools, other city services) governments become available for purchase at below 
market cost. The site may either be vacant or its use may be obsolete, such as a 
closed school or an abandoned service facility. The City may be able to purchase the 
site and offer it to developers at below market cost in exchange for assurances to 


provide affordable housing. 


The State Surplus Lands Program reviews Federal, State and local government 
land inventories and announcements for sites which have low and moderate income 
housing development potential. Local governments and developers are notified of 


available sites and assisted with site acquisition and development planning. 
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29 Participation in State and Federal Housing Development Assistance 
Programs 


2.9.1 State Community Development Block Grant Program 


Community Development Block Grant (CDBG) funds are available from the 
Federal Department of Housing and Urban Development (HUD) to develop "viable 
urban communities by providing decent housing and suitable living environments and 
expanding economic opportunities, principally for persons of low and moderate 
income." Funds can be used to acquire land or improve sites for the development of 
affordable housing. 

The CDBG program is administered by the State Department of Housing and 
Community Development. Each year cities and counties may compete for a share of 
the available funds (approximately $27 million for 1984).! Loan requests must 
include development plans for a specific site. The rehabilitation of Brisbane's Solano 


child care center and park received approximately $86,000 in CDBG funds. 


2.9.2 State Rental Housing Construction Program 


The Rental Housing Construction Program provides funds, through local 
agencies or the California Housing Finance Agency (CHFA) for the development of 
new rental units by private, non-profit or public agency sponsors. Not less than 30 
percent of the units in each rental development assisted under the program are to be 
made available to low and very low income households. The remaining units may be 


made available to moderate income market rate households. 


2.9.3 State Rural and Urban Predevelopment Loan Funds 


This program provides low interest loans (currently at 7 percent) to local 
governmental agencies, non-profit organizations and cooperative housing 
corporations for the preliminary costs of developing housing for low income families 
and elderly or handicapped persons. Authorized costs include site acquisition and 


preparation, architectural, engineering, legal, permit and application fees, and 


| State HCD, Division of Community Affairs 
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bonding expenses. Loans are not available for construction financing or 


adminstrative costs. 


2.10 - Technical Assistance/Advisory Services 


2.10.1 Construction Technical Assistance Office 


This statewide technical assistance program provides a variety of technical and 
research assistance to local governmental agencies, private organizations, and 
individuals in the fields of housing development, housing management, finance, rental 


and homeownership assistance, and community development. 


2.10.2 Housing Development Technical Assistance 


This program was designed to work in conjunction with the Housing 


Predevelopment Loan Funds. 


2.10.3 California Housing Advisory Service (CHAS) 


CHAS provides grants to local government agencies and community 
organizations to establish local housing advisory services that assist individuals and 


groups with the self-help construction or rehabilitation of housing. 
2.10.4 Technical Assistance for Mobilehome Park Conversions 
Technical assistance is available to residents of mobilehome parks who wish to 


cooperatively purchase the parks in which they live. Priority will be given to 


assisting low and moderate income households. 


2.11 Home Ownership Assistance 


2.11.1 Homeownership Assistance Program 


This program provides up to 49 percent of the purchase price of a dwelling unit 
in the form of mortgage participation with an institutional lender, to enable eligible 


households to purchase housing which they would otherwise be unable to acquire. 
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Upon sale of the unit, the State will share in the sales proceeds in an amount 
proportionate to its original investment. HCD may assist renters to purchase their 
units who otherwise would be displaced by condominium conversions, mobilehome 
park residents to purchase their spaces if the park is to be converted to a 
cooperative, households to purchase a mobilehome placed on permanent foundations, 
and stock cooperatives or non-profit corporations to develop or purchase mobilehome 
parks. 


2.11.2 Reduced Mortgage Assistance 


San Mateo County offers below market rate home mortgages to qualified first- 
time homebuyers for purchasing units built by developers who participate in the 
program. By coordinating with San Mateo County Housing Authority and/or private 
developers eligible for Federal mortgage subsidy programs, the City could further 


facilitate the construction of low and moderate income housing. 


2.11.3 Home Equity Conversion 


The San Mateo County Legal Aid Society and Department of Housing and 
Community Development coooperatively established the Reverse Annuity Mortgage 
Program (RAM) to enable elderly homeowners to use the equity on their home for 
needed money. Participants can obtain a loan which is dispersed on a monthly basis 
as needed for a fixed period, when the loan is due. To qualify, loan recipients must 
be 62 years or older, must own their dwelling, and have little or no mortgage 
balance, modest assets, and low or moderate income. Applicants should contact the 
County HCD. 


ZA2 Rental Assistance 
2.12.1 Section 8 Subsidies 

Rents for low and moderate income residents can be reduced through the 
Section 8 Rent Subsidy Program, funded by the U.S. Department of Housing and 
Urban Development. HUD pays the difference between what a lower income 


household can afford (no more than 25 percent of adjusted income) and the fair 


market rent for an apartment. Househlds which qualify as very low or low income, 
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disabled, or elderly (over 65 years) are eligible for rent subsidy. The maximum 


annual income per household to qualify for Section 8 assistance is: 


2213 


| person - $11,050 
2 persons - $12,650 
3 persons - $14,002 
4 persons - $15,008 
5 persons - $17,050 


Use of City Redevelopment Funds 


As of fiscal year 1983-84, Brisbane has approximately $26,000 in tax increment 


money available for assistance to low and moderate income housing. The money is 


administered by the City's Redevelopment Agency. By State law, 20 percent of the 


tax increment money generated by the City's Redevelopment Project Area Two must 


be used for low and moderate income housing. Without significant development, the 


amount contributed will increase by approximately 2 percent each year; once the 


project is completed and generating tax revenues, the rate will increase. 


3. 


Several options are available for use of this money. These include: 


-Subsidizing development of housing for elderly citizens or other lower 
income households; for example, redevelopment of the Old County Road 
motel/trailer park site. 

-Purchasing land to lease or sell to a developer of affordable housing. 
-Collaborating with on-going County programs (rehabilitation, neighborhood 
improvement programs, rent subsidy). 

-Subsidizing privately developed housing by reducing interest rates on for- 
sale units or assisting in rental payments to make housing affordable to low 
or moderate income households. 

-Assisting in rehabilitating substandard structures. 


-Purchasing existing owner-occupied units and managing them as rentals. 


Removing Governmental Constraints 


Many of the City's current practices and ordinances encourage rather than 


constrain the maintenance, improvement and development of affordable housing. 
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The structural requirements for conversion of rental units to condominiums virtually 
preclude any conversions: few if any rentals satisfy the size and structural 


requirements for conversion. There have been no recent conversions. 
Bel Second Units 


Brisbane's zoning ordinance allows the addition of a "secondary dwelling unit" 
to a single family lot as a means of providing small, affordable housing. The 
ordinance limits the size of the secondary unit and defines conditions of 
development, including requirements for adequate on-site parking and traffic 
circulation. These requirements are intended to protect the low density 
neighborhood character and to assure adequate access to the site. A secondary unit 
could be added to an existing primary unit or a new combination of primary and 


secondary units could be designed and developed on a vacant site. 
3.2 Mixed Uses 


Brisbane's zoning ordinance permits residential uses as a secondary use above 
or behind a commercial use in the C-2 Retail Business District. Single family 
residences are permitted on sites of 10,000 square feet or more in the H-! Highway 
Commercial District. These regulations provide opportunities for affordable housing 


in close proximity to shopping, services, and transit. 
3.3 Mobile Homes 


Brisbane's zoning ordinance treats mobile homes as single family homes, 
permitting them in all residential zones, and in the Retail Business and Highway 
Commerical Districts. The ordinance complies with Government Code Section 65823 
which precludes regulating mobile homes any more restrictively than conventional 


single family dwellings. 


Trailer parks, intended for occupancy by residential trailers but not 
recreational vehicles, are permitted as a conditional use in all residential zones. The 
City's subdivision ordinance offers protection to mobile home park occupants who are 


displaced as a result of conversion of the park to another use. The City may require 
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the mitigation of any adverse impact of such conversions on the ability of displaced 


mobile home residents to find adequate space in a mobile home park. 


4, Conserving and Improving Affordable Housing 


Various programs and funds are available to aid homeowners in rehabilitating 


their homes and rental units. These are: 


4. San Mateo County Housing Rehabilitation Program 


The County Board of Supervisors administers Community Development Block 
Grant funds from HUD's Housing Rehabilitation Program for housing rehabilitation. 
The program is targeted for households that earn less than 80 percent of the County 
median income. Assistance is also available for those earning not more than 120 
percent of the County median income. Individuals can apply to the County for low 
interest or deferred payment loans for home improvements and repairs. The interest 
rate varies from 5 to 8 percent, based on the participant's income and ability to 
pay. The County HCD staff will meet with the applicant to determine which of 
several programs best suits their needs, will inspect the dwelling to estimate 
rehabilitation costs, and will assist in selecting a contractor and final inspection of 


the project. 


The County also offers rehabilitation assistance to single use commercial 
structures and mixed residential commercial uses. A fund pool of $325,000 is 


available for loans at below market rate interest (currently 11.58 percent). 
Each year County rehabilitation funds are equitably allocated to each 
participating jurisdiction. If not used in that area, funds are distributed county wide 


on a first come first serve basis. The City could facilitate greater participation in 


the program by advertising and by encouraging participation. 


4.2 State Rehabilitation Assistance Program 


The state administers several rehabilitation programs to assist lower income 


householders. These include: 
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4.2.1 The Deferred Payment Rehabilitation Loan Program, which provides funds 
for deferred payment loans to rehabilitate housing occupied by low and moderate 


income homeowners and renters. 


4.2.2 The Special User Housing Rehabilitation Program, which provides deferred 
payment loans for acquisition and/or rehabilitation of rental housing for low income 


persons. The program has two components: one to subsidize acquisition or 
rehabilitation of apartments and group homes for the elderly and handicapped, and 


the second to help preserve residential hotels. 


4.2.3. Rehabilitation Local Government Assistance Program, which offers technical 
assistance or training services for cities, counties and nonprofit corporations that 


operate or plan housing rehabilitation. 


4.2.4 California Housing Finance Agency Homeownership _and___ Multi-Loan 
Programs, which work with private lenders to finance construction or substantial 


rehabilitation of lower income multi-family projects. 


4.2.5 State Seismic Safety Rehabilitation Loan Program 


Some buildings built prior to the adoption of the Uniform Building Code are 
constructed with unreinforced masonry, are subject to seismic hazards, and thus are 
considered substandard. Section 19161 of the State Health and Safety Code 
(effective January |, 1983) establishes the Seismic Safety Rehabilitation Loan 
Program, which authorizes cities and counties to provide money through the sale of 
bonds for structural rehabilitation of seismically hazardous residential and 
commercial buildings. This program can help Brisbane and its residents relieve some 


of the structural hazards of older homes. 


4.3 Energy Conservation 


Energy conservation should be a priority in city housing rehabilitation efforts 
as well as in new housing development. Weatherization of older residences can 
reduce heating and cooling costs considerably. Utility companies offer zero and low 
interest loan programs to insulate homes and to install other energy conservation 


measures. The City can take an active role in energy conservation by helping to 
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make residents aware of energy saving techniques and low interest energy loan 
programs and by adopting solar design guidelines for new development. The 


following are recommended as energy conservation measures: 


|. Active participation in developing the Residential Conservation Service 
(RCS) program. 

2. Requiring installation of energy conservation measures at the time of sale of 
all residential buildings. 

3. Adopting a solar access ordinance, under the Solar Rights Act and the Solar 
Shade Control Act, to maximize the rights of existing and prospective solar 
energy system owners by requiring the dedication of solar access easements. 

4. Establishing land use policies and regulations to reduce conventional energy 
consumption; for example, encouraging construction of multi-family 
attached dwellings, rather than single family detached units; developing 
street design standards for new development that limit the street widths and 
require planting of deciduous trees, and “encouraging reduction in long 
commutes and maximum use of mass transit by making sure that new housing 
has adequate access to transit facilities. 

5. Setting up a public education program to provide information on energy 
issues and conservation to the community. 

The North Peninsula Neighborhood Service Center performs home insulation 


and minor repair services through the PG&E Zero Interest program (ZIP). 


5. Promoting Housing Opportunities for All Persons 


The City can help assure that persons of any race, religion, sex, marital status, 
ancestry, national origin and color receive equal opportunities for housing in Brisbane 
by conforming to applicable State and Federal anti-discrimination and resident 


protection laws. 
5.1 Tenant Protections 

State law requires landlords to provide written notice to tenants prior to the 
landlord's termination of their tenancy. For an extended lease (renting for a definite 


term) the tenant may stay in the residence for the specified period of time, and the 


rent cannot be raised during the time unless the lease states otherwise. For a 
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month-to-month rental agreement (renting for no definite period of time), the 
landlord must give a tenant a 30 day written notice to vacate the premises. The 
landlord does not have to state a reason (Section 1946 of California Civil Code). In 
addition, a landlord can raise the rent any amount, as long as written notice is 
given. The notice period must be at least as long as the period between rental 
payments (e.g., for month-to-month tenancy, the notice cannot be less than 30 days 
according to Section 827 of the California Civil Code). 


52 Anti-Discrimination Legislation 
Federal and State Housing laws prohibit discrimination based on race, color, 


religion, national origin or sex. In addition, California law prohibits discrimination 


based on marital status, physical handicap or the presence of children in a family. 
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Vill. GOALS, POLICIES AND IMPLEMENTATION 
The following are the City's goals, objectives and policies relative to the 
maintenance, improvement and development of housing. Quantified objectives are 
set forth whenever possible. In addition, a program to implement the policies and 
achieve the goals and objectives is set forth under the "Implementation" headings. 
Further discussion of these and other features of the program are described in 
Section VII, above. All of the actions described in the following pages are scheduled 


for implementation during the next five years. 


These goals, policies, programs and objectives are hereby adopted by the City 
with respect to all future development proposals and, to the full extent permitted by 
law, shall apply to all presently proposed projects for which no building permit has 


been issued. 


A. Existing Housing 


Goal - To improve and conserve existing housing and existing residential 


neighborhoods. 
Policy 1: Protect the character of existing residential neighborhoods. 


Implementation I-A: Seek Community Development Block Grant (CDBG) funds to 
maintain and upgrade public facilities (streets, water, storm drainage and sewer 
lines, parks, etc.) in residential neighborhoods where needed. Annually review the 
City's needs for improvements and the availability of funding. Develop a capital 
improvement program and maintenance budget. 

Objective: Safe, clean residential neighborhoods. 

Time Frame: On-going. Annual review and schedule. 

Responsible Party: Planning Department, Public Works Department, City Manager. 
Funding Source: CDBG. 


Policy 2: Maintain single family and mixed character while providing opportunities 


for a balance of housing types and prices. 
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Implementation 2-A: Use zoning to assure that land uses, densities, and development 
conditions are compatible with existing residential uses and promote affordable 
housing opportunities. 

Objective: Provision of affordable housing compatible with existing uses. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds, rezoning application fees. 


Policy 3: Promote rehabilitation of substandard or degraded residential structures 


while maintaining their affordability to lower and moderate income households. 


Implementation 3-A: Establish a Code Enforcement program which could include a 
review of residential structures to see if they meet safe and sanitary standards. 
Emphasize those structures identified as substandard or in code violation, and 
vacated for-sale or for-rent structures. 

Objective: Correction of all substandard conditions (147 units). 

Time Frame: On-going. 

Responsible Party: Planning, Public Works and Public Safety. 

Funding Source: City funds, state HCD programs. 


Implementation 3-B: Encourage property owners to upgrade kitchen and plumbing 
facilities to meet safety standards. 

Objective: Provision of adequate facilities in 60 units. 

Time Frame: 1990. 

Responsible Party: Planning Department, Public Works Department. 

Funding Source: Property owners, County and State rehabilitation assistance 


programs. 


Implementation 3-C: Encourage the use of County, State and Federal programs for 
low interest rehabilitation loans. Inform code violators and advertise to City 
residents (through newspaper, real estate offices, public offices) the availability of 
rehabilitation assistance. Work with the San Mateo County Housing Rehabilitation 
Program to develop a promotional strategy. Seek available State and Federal 
funding. 

Objective: Rehabilitation of 147 residential units (same as Implementation 3-A). 


Time Frame: 1990. 
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Responsible Party: Planning Department, Public Works Department. 
Funding Source: San Mateo County Housing Rehabilitation Program, Brisbane 
Redevelopment tax increment funds, State and Federal Rehabilitation Assistance 


programs. 


Implementation 3-D: Develop a displacement program to ensure interim housing or 
adequate compensation for persons displaced as a result of major rehabilitation. 
Objective: Assistance to displaced residents. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds, potential contributions from property owners. 


Implementation 3-F: Seek available funds to develop a preventative maintenance 
assistance program for persons unable to maintain their property. 

Objective: Formation of maintenance assistance program. 

Time Frame: Seek funding by June 1985 

Responsible Party: Planning Department. 

Funding Source: Community Development Block Grant funds, State rehabilitation 


assistance programs. 


B. Future Housing Needs 


Goal: To provide a decent home and a clean, safe environment for all residents of 
Brisbane regardless of age, race, sex, marital status, ethnic background, income or 
other arbitrary factors. 

Goal: To provide a variety of housing types, sizes, prices, and tenure in suitable 
locations to meet but not to exceed the City's present and projected housing needs, 
particularly for low and moderate income and special needs households. 

Goal: To locate new housing within the existing urbanized areas and to prohibit or 
substantially mitigate new housing in environmentally and visually sensitive areas. 
Goal: To stage the rate of growth in order to avoid the impacts of rapid boom-town 
development. 

Goal: To ensure that new residential development is consistent with the existing 
character of Brisbane in terms of style, density, price, tenancy, size and type of 


units. 
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Policy 4: Stage the annual rate of growth according to the fiscal, social, and 


environmental capacities of the City and mitigate the impact of new development. 


Implementation 4-A: Implement an annual growth staging system that regulates the 
rate and location of growth according to the City's capacity for growth, utilizing 
standards for the City's social, physical, environmental and fiscal conditions, and 
establish an allowable level of growth that does not exceed these standards. Annual 
allotments should be allocated on either a merit or random lottery basis. The annual 
allotment should be balanced among a variety of areas, ownerships, and housing- 
types in order to allocate a fair-share of the City's growth potential to a broad range 
of housing needs. The growth staging system should include provisions for 
prioritizing areas for development and channeling growth to those areas. Allowance 
should be made for the utilization of several years' allotments in a single year in 
order to accomodate the economic need to grow in increments that are large enough 
to support the minimum fixed-costs for infrastructure. This would be done by 
utilizing the allotment for several years during a single year, providing that the 
average annual growth does not exceed the annual allotment over any 10 year 
planning period. Notwithstanding this adjustment, the annual and total amount of 
growth should not cause any social, fiscal or environmental standards to be 
exceeded. Since the annual allotment of growth is based on the projected impacts 
per unit of new housing, developers who wish to exceed the annual allotment should 
be permitted to do so only where it can be shown that each unit of their project will 
cause less impact than projected for the typical new unit. This may be accomplished 
by a reduction in density, change in design, or other actions that minimize impact. 
The 2% growth rate is a base rate that may be exceeded when it can be shown that a 
higher rate will not cause unacceptable social, fiscal, or environmental impacts. The 
base rate is not established in order to eliminate the possibility for a faster pace of 
development. It only specifies the rate of growth that is possible under existing 
fiscal, social and environmental conditions under normal levels of mitigation. A 
faster pace would be possible and acceptable so long as it would not inhibit the 
achievement of other City goals, policies and objectives. In this case the annual 
allotment may be adjusted as long as the social, fiscal and environmental impacts of 
the project do not cause those standards to be exceeded which served as the basis for 
determining the annual allotment. Where projects meet this requirement, the 
following additional criteria also should be met before an override of the annual 


allotment may be given: 
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1. The project should utilize every practicable means of avoiding 
environmental, social, or fiscal impacts. 

2.° The project should serve to maintain the existing character of the City. 

3. The project should allow for generous, rapid, and orderly implementation of 


mitigation measures. 
These criteria should be made specific in implementing ordinances. 


The annual rate may be exceeded if a landowner purchases and retires the 
development rights of undevelopable lands pursuant to a system of transferable 
development rights. (See Policy 6, below.) The City may permit a faster rate of 
growth in a given year as a bonus or incentive for improved project design and/or the 
provision of certain types of units that otherwise would not be constructed by the 
private market. The distribution of growth across the range of housing needs, set 
forth above in Table 23, may be adjusted where it is economically, physically or 
environmentally impossible to achieve those objectives or where an alternative 
distribution is preferable for the achievement of other City goals. The objectives for 
multi- and single-family units may be adjusted only where design innovations permit 


the basic goals for family living to be achieved in multi-family type housing. 


If the annual allotment is not utilized in any given year, the allotment should 
not be carried over for use in following years. This permits the fiscal resources that 


would have been used to be utilized to meet other public needs. 


The annual rate of growth is dependent on several important factors. These 
factors include the regional and local need for housing and various social, fiscal, 
environmental, and physical factors that act as bottlenecks by constraining the rate 
of growth that can occur without exceeding fiscal, environmental or social 
standards. The appropriate rate of growth for the City is discussed under Growth 
Staging in Section IV. A growth staging ordinance should be implemented that 
incorporates the rates and distribution of growth discussed under that heading as well 
as methods for their adjustment. Such adjustments should be made by the City 
Council after a duly noticed public hearing and after referring any proposed 
adjustments to the Planning Commission for its recommendations which the 


Commission shall formulate after a duly noticed public hearing. 
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Objective: Growth management (See Table 24) 
Time Frame: On-going 

Responsible Party: City Planning Department 
Funding Source: City funds. 


Implementation 4-B: Implement a system of impact fees that charges developers for 
the social and environmental costs of development. The charges should be based on 
the true cost of mitigating the fiscal, social and environmental impacts of 
development. The fees should be adjusted for contributions otherwise made toward 
the elimination of impacts. For facilities that are developed to offset the impacts of 
several developments, such as freeway and transit facilities, future developments 
that benefit from the development of these facilities should pay a fee in proportion 
to the demand on the facilities attributable to the development. Adjust the fees for 
developments smaller than !0 units. Allow the fees to be adjusted or lowered if a 
developer can design a project that causes less impact per unit than assumed by the 
impact fee system. 

Objective: Equitably allocate the costs of new development 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds. 


Policy 5: Prohibit or regulate the development of environmentally sensitive and 


hazardous lands. 


Implementation 5-A: Amend the zoning ordinance to include overlay zones that 
regulate development in environmentally sensitive or hazardous areas. Prohibit or 
regulate development whenever it will degrade environmentally sensitive areas or 
subject residents to safety hazards. Develop a map of environmentally sensitive 
areas and develop appropriate measures and standards to achieve the policy. Areas 
that should be considered include, but are not be limited to, wetlands, riparian 
habitat, critical wildlife habitat, geologically hazardous areas, areas subject to 
flooding, visually prominent or sensitive areas, and electric transmission line 
corridors. 

Objective: Nondegradation of the environment and protection of public health and 
safety. 

Time Frame: On-going 
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Responsible Party: Planning Department. 
Funding Source: City funds. 


Policy 6: Consider utilizing property value windfalls from development permission to 


compensate those who own property that is not suitable for development. 


Implementation 6-A: Study and, where feasible, implement a system of Transferable 
Development Rights (TDR's) for compensating those subject to development 
prohibitions and achieving other housing policies. Consider utilizing the system to 
compensate owners of lots that may not be developed. Encourage the conservation 
of open space by permitting the purchase and retirement of development rights on 
undevelopable land as a means of overriding the annual growth staging system. A 
developer may be permitted to exceed the annual allotment for growth if he 
purchases an environmentally sensitive lot and dedicates it as a permanent open- 
space. The number of units that the developer could gain as a result should be 
determined according to the environmental significance and economic cost of the 
retired site. In order to be effective the price for the site(s) to be retired should not 
exceed the value of the additional units that may be developed as a result of the 
transfer. The number of units that may be built as a result of a density transfer 


should reflect this constraint. 


Policy 7: Strive to attain and maintain a balance of housing types (single and multi- 
family units, mobile homes), sizes (number of bedrooms), tenure (owner-occupied and 


rentals) and affordability to all income levels. 


Implementation 7-A: Designate on the General Plan Map and rezone suitable sites 
for the development of single, multi-family and mobile homes to address the existing 
and projected housing needs. 

Objective: Designation/zoning of land to facilitate construction of adequate housing 
to meet the projected range of housing needs by 1990. 

Time Frame: Re-designate land in 1985 update of General Plan; rezone prior to 
development. 


Responsible Party: Planning Department. 
Funding Source: City funds, re-zoning application fees. 
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Implementation 7-B: Allocate the annual growth allotment to a broad range of 
housing types, sizes, tenure, and affordability in order to ensure a fair share of 
growth capacity is reserved for a broad range of housing needs. The annual 
allotments shall be divided among these categories in the same proportions that each 
catagory represents of the total City needs (See Table 23). The distribution of 
growth, set forth above in Table 23, also may be adjusted where it is economically, 
physically or environmentally impossible to achieve those objectives or where an 
alternative distribution is preferable for the achievement of other City goals. 
However, the objectives for mulit- and single-family units only may be adjusted 
where design innovations permit the basic goals for family living to be achieved in 
multi-family type housing. 

Objective: Consistency with the distribution of housing needs by type, price, tenure, 
and size. 

Time Frame: On-going. 

Responsible Party: Planning Department 

Funding Source: City funds. 


Policy 8: Promote equal housing opportunities for all Brisbane residents. 


Implementation 8-A: Inform the community of equal housing laws resource 
opportunities through informational handouts made available at public offices, real 
estate offices, and in newspaper. 

Objective: Public awareness. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds. 


Policy 9: Where feasible, require that a portion of all new developments of ten or 
more housing units be affordable to low and moderate income households . Also, 


where feasible, require that a portion of the new units be rental units. 


Implementation 9-A: Where feasible, adopt an inclusionary zoning ordinance 
requiring that 15% of all new housing units in projects of ten or more units be 
affordable to households of low and moderate incomes. The ordinance also should 
require the inclusion of rental units and a higher percentage of affordable units 
where feasible. The determination of what percentage of rental and affordable 


units will be required should be based on a feasibility study undertaken prior to the 
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approval of any development permits or subdivision approvals, or the approval of any 
subsequent development permits or subdivision approvals for projects that have 
already received some of their required permits or subdivision approvals. The study 
should consider all possible means of making feasible the development of rental and 
affordable units, including but not limited to density or pace bonuses that would not 
inhibit the achievement of other City goals, tax-exempt financing, profit/non-profit 
partnerships and other possible methods. Incentives and bonuses should not be used if 
they would cause significant adverse impacts on the community. Mechanisms should 
be included in the ordinance to assure the continued affordability of rents and 
mortgage payments, the retention of rental units as rental units, and that subsequent 
buyers and renters continue to qualify as low and moderate income households. The 
City should contact County, State and Federal housing assistance programs to seek 
information regarding the availability of financial aid for construction, payment 
subsidies and technical advisory services to help establish the administrative 
program. 

Objective: Construction of approximately 40 units affordable to low and moderate 
income households. 

Time Frame: By 1990; to be constructed coincidently with market rate units. 
Responsible Party: Planning Department, with possible County, State and Federal 
staff assistance. 

Funding Source: City Redevelopment funds, Community Development Block Grant 


funds. 


Policy 10: Encourage utilization of a density bonus to provide needed housing, 


particularly rentals, affordable to low and moderate income households. 


Implementation 10-A: When a developer of housing agrees to construct at least (1) 
25 percent of the total units of a housing development for persons and families of 
low or moderate income, as defined in Section 50093 of the Health and Safety Code, 
or, (2) 10 percent of the total units of a housing development for lower-income 
households, as defined in Section 50079.5 of the Health and Safety Code, or, (3) 50 
percent of the total dwelling units of a housing development for qualifying residents, 
as defined in Section 51.2 of the Civil Code, the City will either (1) grant a density 


bonus or (2) provide other incentives of equivalent financial value. 
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A developer should submit to the Planning Department a preliminary proposal 
for the development of housing pursuant to this program prior to the submittal of any 
formal requests for general plan amendments, zoning amendments, or subdivision 
map approvals. The Planning Director should, within 90 days of receipt of a written 
proposal, notify the housing developer in writing of the manner in which it will 
comply with this program. The City should establish procedures for carrying out this 
program, which should include legislative body approval of the means of 
compliance. A development for which a tentative map has already been approved 
should not be eligible for this bonus unless the tentative map is amended to reflect 
the added density and any revisions to the map that would be caused by meeting the 
requirements of this program, including but not limited to additional conditions to 


offset the impacts caused by the added densities. 


For the purposes of this program, "density bonus" means a density increase of 
at least 25 percent of the otherwise maximum allowable residential density under the 
applicable zoning ordinance and land use element of the general plan. The density 
bonus shall not be included when determining the number of housing units which is 
equal to 10 or 25 percent of the total. The density bonus should apply to housing 


developments consisting of five or more dwelling units. 


If a developer agrees to construct both 25 percent of the total units for persons 
and families of low or moderate income and |0 percent of the total units for lower- 
income households, the developer is entitled to only one density bonus under this 
program. 

Objective: Construction of 77 units affordable to lower income households or 106 
units affordable to low and moderate income households. 

Time Frame: By 1990; concurrent with market rate construction. 

Responsible Party: Planning Department, private developers, with possible 
assistance (primarily technical/advisory services) from County, State or Federal 
programs. 


Funding Source: City funds, private financing of construction. 


Policy 11: Require that new housing is consistent with the existing character and 


design of Brisbane. 


88 


gst! t reiy t we byork 23 § 
- 7 * ) , ai ut 4 ff “ya Cie ey ip ’ : 
A y ie eo es KTS it 7 hie. cy 7) 7 ’ 
‘ ay ‘ wy ¢ miel 7 H i445 - 2 4 
bs. % ori act i . ay at try - if 
oa m1 ab { | | : ")' F 
Pen or ' ‘ i on : | ah *) t 
Be YOOSIID 20s! tae Sulic ts yj yes ‘ j 
$y er . x ox » | 
Lech et Orn?) SV ito A ' -2eli": eh 701 ap * j 
ee Ou pA 
iss BY. ¢7 | bese Ta HUGW TENN Oinrt art. niéi rips | 4 } 
ite py arerie # baths 4 ae Mie . bh | HOt ' 
| . Si7ieerr: Cob Pa be : 
7 
ar : 
oe sien? wrod vty” pore eich i Cegire 
ai » 


retook bites ‘om Shmwolre piatlenn: Gwin lin act! bas 


ah hes ) 
MS. sate be i eG ST to tensile sau bem! few «snecibwo 
a ANG. prise ats WErMG ME PArifsastiebl aetw betalon od + 
Tle eres Erie ail sere ait lo nese 2! . 
; oa ie? 
OAM Ere oat Wier ww evit to oni te lane: 


cd Yori ine “Teg 2s fie faAPifaws oF EST jOl» “tee 
alt Ve Wesonaey 61 ane airocani aint porn 7 


bo o 
at esas oT fsed*] foeg So Mysleweb. at? bh jeriec yy: lent 
7 ia 

_ : j 


fs. ombont "awot oy Gibint Sef SY lo neirourenn) 


> 
—_ ot. ablorieaied envy stbvshevn few wol of elit vebep y; 


= Che ita Hen stor Perio itive tov cngn OE! vA 
= 4 ro ; : re v) 
iad a sini ‘ Stovieg eer hag 29 eth rua ~ 4 yr? sivin View) 4 


so agli or, mort fescivwe srashybe \toainsioes vlivaeniia) winedriant 


=r* a a Be ‘ 


<a 
ur = Tab 
Ti 


— ie Set a te gal ionenit ete avg sabes 4D sod Othe 
oe oe tT. - 


’ nee iN oa 


as 


= ee v lvelen oni pitiw treteitios xf DAMEN wher to etiupeA it) vetigtt 


“enodel vei be yin : 


Implementation |1-A: Develop design standards that shall apply to new housing. 
Insofar as possible, future development should be consistent with the current 
circulation pattern, lot lay-out, architectural style, density, and general flavor of 
existing Brisbane. Multi-family units should be designed to give the appearance of 
detached single family-style housing wherever possible and feasible. 

Objective: Develop and implement design standards. 

Time Frame: Ongoing. 

Responsible Party: Planning Department 

Funding Source: City funds and design permit fees. 


Policy 12: Utilize available private and public funding sources to achieve affordable 


housing. 


Implementation 12-A: Encourage tenants and housing developers to participate in 
the San Mateo County Housing Authority Section 8 rent subsidy program. Encourage 
developers and potential homebuyers to participate in the County's reduced home 
mortgage program and in the State and Federal homeownership assistance programs. 
Objective: Relief of conditions of overpayment among very low income households: 
creation of 65 opportunities for low and moderate income households to purchase a 
residence. 

Time Frame: 1!990. 

Responsible Party: Planning Department 

Funding Source: San Mateo County Housing Authority; State and Federal Housing 


Assistance programs. 


Implementation 12-B: Study alternative uses of the City's Redevelopment tax 
increment money for use in providing or improving housing for low and moderate 
income persons. Consider: 

a. Purchasing land to sell or lease to developers. 

b. Subsidizing the development or financing of affordable housing. 

c. Collaborating with the County rehabilitation program or other existing 

programs. 

Objective: To facilitate accomplishment of affordable housing opportunities for 
persons of lower and moderate incomes. 
Time Frame: On-going. 
Responsible Party: Planning Department, City Manager's Office. 
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Funding Source: City Redevelopment tax increment funds. 


C. Special Needs Households 


Goal: To provide adequate housing for the City's and region's special needs 
households, including but not limited to the elderly, the handicapped, large 


households, single-parent households, and ethnic minorities. 


Policy 13: Encourage affordable housing specifically designed for the elderly, 


handicapped, and other special needs. 


Implementation 13-A: Designate a portion of the motel/trailer park site at Old 
County Road as suitable for housing for the elderly. 

Objective: Provision of up to 32 units for elderly persons. 

Time Frame: Designate land use in 1985 General Plan update. Construction of units 
by 1990. 

Responsible Party: City, coordinated with appropriate local, State or Federal 
housing assistance programs. 


Funding Source: City Redevelopment funds, State or Federal programs. 


Implementation 13-B: In housing projects of 50 or more units, encourage provision of 
at least 5% of the units for handicapped persons. 

Objective: Construction of up to 30 units designed for handicapped persons. 

Time Frame: By 1990. 

Responsible Party: Planning Department. 

Funding Source: Private developers. 


Implementation 13-C: Review zoning ordinances to consider relaxing development 
regulations to encourage housing for the elderly and the handicapped. 

Objective: To encourage reduced housing construction costs. 

Time Frame: !985-86. 

Responsible Party: Planning Department. 

Funding Source: City Funds. 
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Implementation 13-D: Continue to allow residential uses as a secondary use above or 
behind a commercial use in the retail commercial district. Encourage use of County, 
State and Federal rehabilitation funds. 

Objective: To encourage construction and rehabilitation of small affordable units 
close to shopping and services. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: Private property owners; San Mateo County Housing Rehabilitation 
Program for residential and commercial structures; State and Federal housing 


assistance/rehabilitation programs. 


Implementation 13-E: Encourage formation of a Shared Housing Project to help find 
suitable housing for single parent families. 

Objective: To adequately house single parent families. 

Time Frame: On-going. 

Responsible Party: Community organization (churches, social groups) real estate 
offices. 


Funding Source: Participating local governments, available State assistance. 


Implementation 13-F: Reserve a share of the annual allowable growth for special 
needs households proportional to their share of the total housing needs in the City. 
Include allotments for units for large families, the elderly, the handicapped, and low 
and moderate income families. 

Objective: To adequately house special needs families. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds. 


Implementation 13-G: Because there are no homeless presently in the City and 
because adequate services are available in nearby jurisdictions, the City shall refer 
any homeless in need of shelter to these facilities. 

Time Frame: On-going. 

Responsible Party: Planning and Public Safety Departments. 

Funding Source: City funds. 
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D. Condominums 


Goal: To discourage condominium conversions where they would be detrimental to 


the City's ability to meet the full range of housing needs. 


Policy 14: Discourage the conversion of existing apartment buildings to 
condominiums or co-ops unless it is demonstrated that such conversion would not 


impact the rental market. 


Implementation 14-A: Uphold the current condominium ordinance standards for 
conversion of existing rental units. Assure the retention of new rentals as rental 
housing through conditions on development permits. 

Objective: Retention of adequate rental opportunities to meet growing need. 
Maintain optimal vacancy rate (4.5%). 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds, development application fees. 


Policy 15: Consider the conversion of single-family units into duplex units and the 
addition of second units in areas and under conditions that would not present traffic 


and on-street parking problems. 


Implementation 15-A: Uphold the current ordinance permitting secondary dwellings 
in single-family districts. Consider revising the R-| regulations to allow a secondary 
dwelling as a permitted use in certain areas. 

Objective: To facilitate the addition of approximately 50 secondary dwelling units 
(rentals) affordable to very low and low income, elderly and small households. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds, development application fees. 


Goal: To discourage the development of condominium style development that is 


inconsistent with the present density and character of the City. 
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Policy 16: Require all new condominium developments to be similar to the existing 
City character in terms of design, density, lot layout, range of prices, mix of tenure 


and size of units. 


Implementation 16-A: Amend the City plans and implementing ordinances to provide 
standards for new condominium development that are consistent with the policy. 
Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds. 


E. Manufactured Housing 


Goal: To permit the development of manufactured housing in order to provide 
affordable housing as long as the housing is consistent with the character and style of 


existing housing and meets minimum safety requirements. 


Policy 17: Accomodate, and where appropriate, encourage the development of 


additional manufactured housing in the City. 


Implementation I17-A: Continue the provisions in the zoning ordinance that allow 
manufactured housing as a permitted use and trailer parks as a conditional use in all 
residential zones. 

Objective: To facilitate development of trailer court site(s) as rental and owner- 
occupied housing opportunities affordable to lower income households (30 units). 
Time Frame: Revise ordinance: 1985 


Responsible Party: Planning Department. 
Funding Source: City funds, re-zoning application fees. 


F. Energy Conservation 


Goal: Reduce residential energy use to help reduce housing costs and to conserve 


energy resources. 


Policy 18: Promote the use of energy conservation measures and the provision of 


solar access in new residential site design and construction. 
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Implementation 18-A: Implement Title 24 energy conservation requirements, in new 
planned residential developments, require structural and landscaping design to take 
advantage of natural heating and cooling. 

Objective: Incorporation of energy conservation measures and solar access in all new 
residential development. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: City funds. 


Policy 19: Encourage energy conservation measures (primarily weatherization) in 
housing rehabilitation. 


Implementation 19-A: Publicize energy conservation programs and weatherization 
services that provide at-cost or subsidized conservation inspections and corrective 
actions. 

Objective: Community awareness and participation in energy conservation 
programs. Weatherization of 140 existing units (10% of total) by 1990. 

Time Frame: On-going. 

Responsible Party: Planning Department. 

Funding Source: Energy conservation subsidies available through PG&E, North 


Peninsula Neighborhood Service Center and State and Federal Grants. 
G. Removal of Governmental Constraints 


Goal: Where appropriate and legally possible, remove governmental constraints to 


the maintenance, improvement, and development of housing. 


Policy 20: Distinguish between those governmental constraints which are necessary, 
even in the face of identified housing needs, for the protection of the public health, 
safety or welfare, and those which could be modified to lessen their negative effects 
on the provision of housing goods and services. Reduce or eliminate those 


constraints which are found to be unnecessary. 
Implementation 20-A: Systematically evaluate the City codes as provided for in 


Policy 20. Develop and implement changes to the codes where appropriate. 


Objective: Complete reviews and revisions of the Brisbane Municipal Code. 
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Time Frame: Complete by late 1986. 
Responsible Party: Planning Department. 
Funding Source: City funds. 


Implementation 20-B: Implement the other policies and related implementation 
measures contained in this Element that seek to remove governmental constraints 
including policies 10, 13, 15, and 17, and their related implementation programs. 
Objective: Remove governmental constraints where appropriate. 

Time Frame: Complete by late 1986. 

Responsible Party: Planning Department. 

Funding Source: Departmental Budget. 


H. Means for Achieving Consistency with Other General Plan Elements and 
Community Goals. 


Goal: Ensure that this Element is consistent with other General Plan Elements and 


community goals. 


Policy 21: The Elements of the City General Plan should be consistent with one 


another and should be consistent with the goals established in the General Plan. 


Implementation 21-A: Initial review of this Housing Element in relation to other 
General Plan Elements indicates that this Element is consistent with those other 
Elements. However, a more detailed review should be undertaken in order to ensure 
consistency. Until such a review has been completed, and in the event that any 
inconsistency is found, the goals, policies, programs and objectives of this Element 
shall prevail. The amendment of the Land Use Element to include a growth staging 
program may be desirable in order to coordinate the staging of residential growth 


with other types of growth in the City. 
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MEMORANDUM 


ee). BRISBANE 
=e’ 


LO: Honorable Mayor and City Council DATE: 4-4-85 


FROM: Associate Planner, Lisa P. Newman 
and Planning Director, Gary E. Pivo 

SUBJECT: Methodology for Determining the City’s Fiscal 
Capacity for New Residential Development 


At your meeting of March 25, 1985, the Council requested 
staff to explain in greater detail how the City’s fiscal capacity 
for growth was determined. In particular, it was suggested that 
the costs associated with commercial units be reflected in the 
analysis. 

This memo will describe the methodology that was used, 
compare several possible approaches to determining the cost per 
residential unit and demonstrate how the selected cost per 
residential unit figure relates to the projected number of 
housing units that the City can serve over the next 10 years. 

The basic methodology used to determine the City’s fiscal 
capacity for residential development was to project the annual 
revenues available for supporting new residential development 
and to divide this amount by the average annual cost for 
servicing each new residential unit. The result gives the 
average annual number of residential units that can be supported 
by the City’s fiscal base. This “average cost” method is by far 
the most commonly used technique for projecting the fiscal 
impacta of new development. (1) 

The methodology will be explained step by step in the 
following sections: 


STEP 1: DETERMINE THE CITY’S ANNUAL URBAN SERVICE EXPENDITURES. 


The firat step in the method involved determining the City’s 
annual expenditures for public services. This figure was then 
used in Step 2 to determine the average cost per residential 
unit. At this stage the total costs for all development in the 
City were identified. The costs were assigned to residential and 
non-residential units in the next step. 

Figure 1 shows the Fiscal Year 1984/1985 General Fund 
appropriations by department. Appropriations can be used as a 
proxy for annual expenditures. This figure shows the real costs 
of running the City at its current levels of service. Any 
improvement in services were not projected and would only reduce 
the number of new units that could be supported. As noted in 
Figure 1, appropriations not directly related to urban services 
were deleted for the purposes of this analysis. Therefore, the 
total shown in Figure 1 (about 82.5 million) is approximately 
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Figure 1 


1984/1985 COSTS TO SERVE 
RESIDENTIAL AND COMMERCIAL UNITS IN BRISBANE 


1984 ANNUAL 
GENERAL FUND APPROPRIATION 
City Council $ 34,840 
City Manager 128,738 
Finance 205,738 
City Attorney (1) 45,600 
City Planning 82,989 
Library 20,720 
Public Safety 1,457,845 
Public Works 488,392 
Recreation 142,281 
Non-Departmental (2) 136,095 
Subtotal $2,743,738 
Subtract Enterprise 
Fund Personnel Costs (3) 259,450 
TOTAL $2,484,288 


NOTES: 


(1) This represents the portion of the City Attorney’s budget 
attributed to routine services. 


(2) $300,450 in property tax transfers from the City to the County 
have been deleted from the total non-departmental budget because they 
do not relate to ongoing City service costs. 


(3) The personnel costa for adminiatration and maintenance of the 
water system, sewer system, and Sierra Point Marina ($259,450) have 
been subtracted from the total General Fund budget because they are 
billed separately to each enterprise fund. 
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80.6 million less than the total appropriations for FY 84/85. 


STEP 2: DETERMINE THE SHARE OF ANNUAL EXPENDITURES PER 
RESIDENTIAL UNIT. 


This step involved using the annual expenditures 
Cappropriations) figure to determine the average annual cost per 
residential unit. There are 3 approaches that could have been 
used to determine the share of annual expenditures per 
residential unit. Each one is based on a different assumption 
about how much of the total City expenses are generated by 
services to residences. 

The first approach assumes that all of the costs for City 
services are generated by residential units. Using this 
assumption, the annual expenditures of $2,484,288 was divided by 
1,453 which is the estimated number of residential units in the 
City. This yielded an annual cost of $1,702 to service a single 
residential unit. This was the method used to determine the cost 
of 82,000 per residential unit given in the March, 1985 draft of 
the proposed 1985 Housing Element. It yielded a lower cost per 
unit figure in this case because a higher number of residential 
units and a lower total expenditure amount were established upon 
more careful evaluation. 

The second approach assumes that the total City costs are 
generated by both residential and commercial units, and that 
residential and commercial units are roughly equal in the costs 
they generate per unit. (School costs were not figured into this 
analysis because they are born by a separate District. Their 
inclusion would make this assumption invalid.) This judgement 
was based on interviews with City officials from various 
departments. Under this approach, the cost for either a 
residential or commercial unit can be determined by dividing the 
total expenditures by the total number of residential and 
commercial units in the City. Based on an analysis of business 
license records, the Finance Department estimated that there are 
296 commercial businesses operating within the City limits. 
Assuming that each business generates costs as a single unit, and 
combining this number with the total residential units, yielded a 
total of 1,755 units. When the total expenditures were divided 
by the sum of residential and commercial units, the resulting 
cost per residential or commercial unit in the City came to 
$1,412. 

The third approach recognizes that each departmental budget 
responds to a varying degree to either residential or commercial 
units, rather than assuming that both types of units are equal in 
the costs they generate for any given City department. For this 
approach, each department’s costs were analyzed to determine 
whether they responded more to residential or commercial units, 
or whether the costs were equally shared by both types of units. 
After interviews with key City officials, only the recreaton 
department was determined to be more sensitive to needs created 
by residential units, rather than to needs created both by 
residential and commercial units on a relatively equal per unit 
basis. Based on this analysis, all of the costs for recreation 
were assigned to residential units. The remaining costs were 
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equally shared among residential and commercial, as under the 
second approach. This approach yielded an average cost of $1,413 
per residential unit. 


STEP 3: PROJECT ANNUAL FUNDS AVAILABLE TO SUPPORT NEW HOUSING 
THRU 1995. 


This step identified the funds that will be available to 
support new housing by subtracting the projected expenditures to 
support existing City programs from the projected City revenues 
available for both existing and new costs. 

Beginning with the known General Fund Revenues and 
Expenditures for Fiscal Year 1983/1984, staff projected these 
figures on an annual basis through 1994/1995. This required the 
making of several assumptions. These assumptions were developed 
in consultation with the City Finance Department and can be 
characterized as fiscally conservative. The assumptions are as 
follows: 


1. Annual revenues will grow at a rate of 2% per year. Although 
in recent years City revenues have been basically stable or 
slightly declining, the recent annexation of Crocker Industrial 
Park means that a moderate rate of growth can be assumed. 


2. Annual expenditures will grow at a rate of 5% per year. This 
is based on the Consumer Price Index rate of inflation over the 
past few years which is expected to continue at about the same 
rate for the next 5 to 10 year period. 


3. No specific capital expenditures were included in the 
projected expenditures. However, an assumption about future 
capital expenditures was built into this analysis under Step 4. 


4. The proposed Northeast Ridge project was not included in the 
analysis because the proposal in currently undergoing 
reevaluation. Moreover, because the Northeast Ridge housing 
would generate more costs than revenues, its inclusion in these 
projections would only serve to reduce, probably to zero, the 
funds available for other housing developments. 


In each fiscal year, under this approach, the Beginning Fund 
Balance (funds remaining from the previous fiscal year) were 
added to projected revenues. This represents the total resources 
available to the City in that year. Projected expenditures are 
then subtracted from this sum, and the remainder is called the 
Ending Fund Balance. The Ending Fund Balance is the amount 
available after all ongoing City costs have been covered. It is 
from this balance that new capital improvements and service 
expenditures for new residential, commercial or industrial 
development would be supported. 


STEP 4: COMPARE THE COST PER RESIDENTIAL UNIT WITH THE ENDING 
FUND BALANCE PROJECTIONS TO DETERMINE HOW MANY RESIDENTIAL UNITS 
CAN BE SUPPORTED ON AN AVERAGE ANNUAL BASIS. 
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The final step in the analysis involves comparing the average 
cost of serving a residential unit with the funds available for 
new residential service costs. The result is an average annual 
number of new housing units that the City can serve. By dividing 
this number by the existing number of housing units, an annual 
growth rate is determined. 

Staff selected the 81,412 cost per residential unit estimate 
from among the three possible numbers described under Step 2. 
This estimate was considered to the most liberal of the three, 
that is, it would allow slightly more housing units to be served 
in the future than the other two numbers. Staff felt this was a 
reasonable assumption because new units may be less expensive to 
service than existing residential areas. 

Before this cost per unit can be applied to the available 
funds, a basic assumption had to be made regarding the share of 
the available funds that would be used to cover new housing 
service costs. The Ending Fund Balance in every year of the 
projection was divided into 2 catagories: capital expenditures 
and monies to be used as a contingency fund to cover new housing 
service costs. Based on the City’s need and desire to undertake 
an aggressive capital improvement program, 80% or the Ending Fund 
Balance was held in reserve for capital expenditures, leaving 20x 
to cover the costs of new residential units. No funds were 
reserved for the costs of serving new commercial or industrial 
growth or the improvement in existing services. Reserving funds 
for these costs would reduce the total number of new residential 
units that can be served. 

The sum of 20% of the Ending Fund Balance, divided by the 
average cost per residential unit gives the total number of units 
which can be service in a given year. However, instead of 
determining the number of units that could be supported in each 
year and then adding up the total for the 10 year period, an 
average number of units per year was identified. This is because 
currently, the City’s budget surplus would support a large number 
of new residential units. In future years, however, this surplus 
will gradually decline because expenditures are projected to 
increase at a faster rate than revenues. In fact, projections 
show the City having very little revenue available to support new 
growth by the end of the projection period. This means that 
although the City could grow relatively quickly over the next few 
years and not hold funds in reserve for future years, rapid 
growth in the near term would prevent the City from having funds 
available to support development near the end of the planning 
period. Although this may be a growth strategy that makes sense 
from a policy perspective, this analysis sought to identify an 
average annual number of units that could be supported over the 
10 year period. When the costs caused by an average annual 
growth rate that can be supported over 10 years are charged 
against the funds available in the first years, some revenues 
would be left over. For the purposes of this analysis, it was 
assumed that this remaining balance would be added to any 
remaining capital improvement funds and returned to the Beginning 
General Fund Balance for the next fiscal year. 

Revenues would be generated by the new residential 
development. Such revenues come largely from property and sales 
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taxes and other fees and governmental transfers. An estimate of 
potential revenues was derived from the Northeast Ridge Fiscal 
Impact Study completed in 1982. Our review of the data presented 
in that report indicates that each new unit will generate 
approximately $1,000 in new City revenues. The revenues from the 
annual growth were added into the Beginning Fund Balance for each 
of the following years. 

An iterative search for an average annual number of units 
that could be supported over the 10 year planning period 
indicated that an average annual number of 32 new residential 
units could be served under this fiscal projection. This 
represents an average annual growth rate of 2.2%. 


CONCLUSION 


The foregoing represents further analysis of the estimates 
prepared for the first draft of the proposed Housing Element. 
Many refinements were made in the methodology for estimating both 
the service costs per unit and the average number of residential 
units that can be served. Staff believes that these new 
estimates more accurately represent the amount of new residential 
development that the City can afford to serve. A higher rate of 
growth could be supported by allocating a smaller share of the 
City’s budget to capital improvements, by increasing revenues at 
a faster pace, or by reducing the cost of servicing new 
residential development. 


NOTES 


1. See for example, US Department of Housing and Urban 
Development, Office of Policy Development and Research, The 
Fiscal Impact Guidebook, 1979; California Governor’s Office of 
Planning and Research, Economic Practices Manual, 1984; The Urban 
Institute, Fiscal Impacts of Land Developments: A Critique of 
Methods and Review of Issues, undated. 
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